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04/01/10 TREPANIER

Mr. Mitch Harvey, AICP, Comprehensive Planning Manager o D
Monroe County Planning Department ’f
2798 Overseas Highway

Marathon, FL 33050

Re: Comprehensive Plan Amendment

Sub Area Policy 107.1.1 & ASSOQCIATES INC
Wisteria (RE No. 00123950-000000) LAND USE PLANNING
DEVELOPMENT CONSULTANTS
Dear Mitch:

Wisteria is a blighted, disturbed, man-made, spoil island created in the late 1800’s as a dumping
ground for abandoned vessels and dredging material. Notwithstanding the owners’ attempts to
the contrary, the property has continued to serve primarily as an illegal maritime dumping
ground. The property is also regularly used for the related upland activities associated with the
surrounding illegally moored vessels; including dumping, bottom cleaning, bottom painting,
fiberglass repairs and fabrication, dog walking, camping, etc. Squatters have long inhabited the
property contributing to an extensive history of criminal activity.

The 2002 County study on Keys-Wide Mooring identified Wisteria and its surrounds as the
“largest and most problematic anchorage in the Keys” and found that “this enormous anchorage
grounds is truly out of hand. The area is in dire need of management and enforcement of
regulations.”

The problems identified by the County in 2002 came as no surprise to the property owners who
are currently proposing the development of a public access, managed mooring field in this
location. FWC invited Monroe County to participate in the Mooring Field Pilot Program and the
Wisteria Island mooring field
would be developed in i
conjunction with the program.
During the preparatory
process it was discovered
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An application for Mixed Use-Commercial (“MC”) FLUM designation for Wisteria was filed with
Monroe County on November 25th, 2009. MC is an appropriate designation based on the
district's purpose and intent, the environmental characteristics of the property, the
environmental characteristics of the surrounding area, and the mixed use character and
compatibility of the surrounding land uses and FLUM designations. While the MC designation is
the most appropriate designation for Wisteria, the maximum densities and intensities permitted
under MC may be inappropriate for the Island’s unique characteristics. An effective strategy to
limit inappropriate uses, densities, and intensities of a land designation is to implement a Sub
Area Policy.

Sub Area Policies (“SAPs”") are regulatory strategies for appropriately limiting the maximum
development potential allowed by a future land use category on parcels, or small areas, when
supported by data and analysis. This following proposed SAP amendment requires the
development of a public access mooring field with associated upland facilities prior to
occupancy of any other upland development on Wisteria, as well further restricting permitted
uses, densities, and intensities. The SAP also elevates all development not associated with the
public access mooring field to the level of a Conditional Use review.

As you will see from the attached application, the proposed Comprehensive Plan Amendment is
appropriate and compatible with, yet significantly less intense than, the surrounding land uses.

Thank you for your assistance. Please do not hesitate to call if you have any questions or need
any additional information.

Sincerel

Owen Trepanigr




PROPOSED SUB-AREA POLICY
3.1 Sub-Areas

GOAL 107

Monroe County shall regulate development of scarified and filled portions of parcels containing

environmentally sensitive areas, by the enactment of area-specific regulations that allow development
to occur subject to limitations and conditions designed to protect natural resources.

OBJECTIVE 107.1: SUB-AREA POLICIES. Monroe County shall coordinate I.and Use with

the Elements of the Comprehensive Plan through Future Land Use Element
Sub-Area Policies Applicable to a Specific Geographic Area

These sub-area policies identify parcels of land that require narrowly-tailored regulation in order to
limit development potential to _an area or extent less than the maximum density and intensity allowed
by the future land use category. The development parameters established for each sub-area shall be
based either on an inventory of uses and facilities established on the parcel or by data and analysis
supporting the specific sub-area limitations.

Policy 107.1.1 Specific Limitations on the disturbed spoil island, Wisteria
The Future Land Use Map designation on the subject property (Wisteria Island, Monroe County

Property Appraiser Alternate Key Number 1158089). totaling approximately 20 upland acres, shall be
Mixed Use Commercial (“MC”). For purposes of the upland development allowed by this sub-area
policy, Wisteria shall not be deemed to be an offshore island, and shall not be deemed to be Tier I,
Tier 11, Tier II, or Tier ITII-A. Wisteria shall be limited to being a receiver site for residential
transferable development rights (“TDRs”) and residential transferable ROGO exemptions (“TREs”)
only, and is not allowed to compete in ROGO for market-rate allocations. Accordingly, development

within the limits established by this Policy shall be deemed development not affecting rate of erowth.

In addition to meeting the requirements of all applicable goals, objectives, and policies of the
Comprehensive Plan, development on Wisteria shall further the intent of Goals 101, 202. 203, 205.

and 212 by improving near shore water quality, reducing impacts on the marine environment, and
enhancing and protecting the quality of Monroe County’s upland native habitat by:

* Authorizing shore-side infrastructure to serve a public-access managed mooring field in
adjacent waters in order to eliminate the unmanaged mooring of vessels;

= Ensuring no increase in the number of residential or transient units allowed county-wide to
avoid any effect on hurricane evacuation clearance times. To accomplish this the use of TREs

is required for all market-rate residential and transient residential dwellings on Wisteria and
permitting the transfer of TREs from Tier I, Tier II, Tier III, and Tier III-A lands to Wisteria:

* Encouraging reductions in density and the preservation of Monroe County’s native habitat by
restricting Wisteria’s allocated residential density and by permitting the transfer of TDRs from
all parcels with native habitat to Wisteria;

* Reducing residential and commercial impacts on the marine environment through caps on
density and intensity;

» Counteracting the source and spread of invasive exotic species through an island-wide

invasive exotic control program; and




» Reducing impacts on near-shore water quality, seagrass beds, and hard bottom communities

by encouraging communal dockage facilities and prohibiting individual single family docks.

Therefore, development on Wisteria is hereby limited as follows:

1. Mooring field-related development: A public access mooring field shall be developed as of

right in adjacent waters following approval by the Board of Trustees of the Internal

Improvement Trust Fund with the following associated upland amenities/ facilities allowed on
Wisteria Island prior to the issuance of a certificate of occupancy for any other upland

development on Wisteria:

a.

s

"o o

Fixed and mobile boat holding tank pump-out services. Such services shall be provided
to boats using the public access mooring field at all times the public access mooring

field is in operation;
Docks (not to exceed a water taxi dock, a service vessel dock, and a dinghy dock and

45 wet slips with no dry storage) and dockside utilities;

Harbor master building;

Ships/ sundry store:

Pool, bar, restaurant; and
Water taxi service to Key West.

2. All development of the upland portion of Wisteria (other than the mooring field

amenities/facilities listed above and allowed as of right) shall be subject to conditional use

review and approval. Individual uses shall be further limited to the following densities, and

intensities, and uses:

a.

b.
C.

f.

g.

Single-family residential dwellings shall not exceed 35, with all required TDRs and
TREs to be transferred on site;

Affordable / workforce residential dwellings shall not exceed 5;

Transient residential units shall not exceed 35, with all required TREs to be transferred
on site, and the total number of bedrooms shall not exceed 85;

Nonresidential floor area shall not exceed 39.500 sq. ft. (including mooring field-
related floor area).

Commercial recreational uses to serve as support and amenities for a public access
mooring field in adjacent waters;

Accessory uses:

Public Uses.

3. Prior to the issuance of a certificate of occupancy for any non-mooring field related upland

development, invasive exotic vegetation shall be removed from the upland area subject to

development and re-vegetated according to Monroe County Code.

4. Prior to the issuance of a certificate of occupancy for any non-mooring field related upland
development, a hurricane preparedness plan for the island shall be prepared by the applicant,

in compliance with Policy 216.1.8. In addition. the applicant shall cause to be recorded in

the official records of Monroe County a covenant or other restriction on privately owned

property on the island providing that, in the event of a mandatory evacuation, all occupants of

the island shall be evacuated by private means.




5. Upland development shall not occur until all required State and local approvals and permits
have been issued to provide Wisteria potable water service and advanced wastewater service
in sufficient quantity and capacity to accommodate such development. No septic tanks,
package treatment plants, or wastewater treatment plants shall be located on Wisteria.

6. To the maximum extent practicable all development shall be designed to avoid and minimize
impacts to the Western mangrove wetland area. Any wetland impacts occurring on Wisteria
Island shall be offset by mitigation on Wisteria Island or in the adjacent waters, in an amount
required by Federal and State or other applicable permitting requirements. Only pile-supported

structures will be allowed in the wetland area located on the Southern end of the island.

7. Upon the final approval of docks and dockside utilities identified in Policy 107.1.1.1.b (of
which 35 are for use by the owners or occupants of the upland units, and which shall not

constitute or authorize a marina), a perpetual proprietary conservation easement prohibiting

the installation of other single family docks on Wisteria Island shall be granted to the Board of

Trustees of the Internal Improvement Trust Fund and recorded in the Monroe County public
records.

The foregoing specific provisions governing the Sub-Area prevail over any conflicting general

provisions of Monroe County LDRs and Comprehensive Plan; allocated density limitations in this
sub-area policy shall not be considered as allocated density limitations with regard to transferable
development rights Sec.130-60(a)(7).
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Request for a Text Amendment to the Monroe County Land Development Regulations or the
Monroe County Comprehensive Plan
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An application must be deemed complete and in compliance with the Monroe County Code by the Staff
prior to the item being scheduled for review

Amendment to the Land Development Regulations Only Application Fee: $5,041.00
Amendment to the Comprehensive Plan Only Application Fee: $5,531.00
Amendment to the Land Development Regulations and Comprehensive Plan Application Fee: $6,000.00

In addition to the above application fees, the following fees also apply to each application:
Advertising Costs: $245.00

Date of Submittal: 03 s 31 , 10
Month Day Year

Applicant:
F.E.B. Corp. - A Florida Corporation

Name
C/o Trepanier & Associates, Inc.

P.O. Box 2155, Key West, FL 33041-2155
Mailing Address (Street, City, State, Zip Code)
305-293-8983

Daytime Phone

Owen@owentrepanier.com
Email Address

Section(s) of Land Development Regulations to be Amended (if applicable): ot Applicable
New Policy 107.1.1

Policy(s) of Comprehensive Plan to be Amended (if applicable):

Please provide an analysis as to how the proposed amendment is consistent with the applicable provisions
of the Land Development Regulations, Comprehensive Plan and the Principles for Guiding Development
for the Florida Keys (attach additional sheets if necessary):

The proposed Comprehensive Plan Amendment (a Sub-Area Policy ("SAP"))is a consistent with the Principles for Guiding
Development and the applicable provisions of the Comprehensive Plan as demonstrated by the following analysis:

The Principles for Guiding Development are a set of State Mandated principals with which comprehensive plans must be consistent.
The Principles are a result of the 1986 Florida Keys Protection Act, which designated the Florida Keys and Monroe County as an
Area of Critjca] State Concern (“ACSC”). The Principles are intended to ensure all Comprehensive Plans in Monroe County

remain consistent with the goals of the Florida Keys Protection Act. The Principles are spelled out on F.S. 380.0552
(W] . - CONTINUED ON NEXT PAGE
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Consistency with the Principles for Guiding Development and applicable Comprehensive Plan Policies

Principle (a):

Principle (b)

-~ CONTINUED FROM PREVIOUS PAGE

To strengthen local government capabilities for managing land use and development so that local
government is able to achieve these objectives without the continuation of the area of critical state
concern designation.

Consistency: Principle (a) seeks to strengthen the capacity of Monroe County to effectively mange

land use in a sustainable manner that will allow the eventual de-designation of the County as an ACSC

but maintain the County’s ability to effectively manage land use. To these ends, DCA Rule 9j-5
requires all land have a future land use designation. This rule strives to ensure that local government has
the capacity to manage land use. Currently, Wisteria has no future land use thus placing the County in
conflict with Rule 9j-5. The proposed designation together with this amendment brings Wisteria into
compliance and strengthens the County’s capacity to effectively and continually manage Wisteria’s land

use.

To protect shoreline and marine resources, including mangroves, coral reef formations, seagrass beds,
wetlands, fish and wildlife, and their habitat.

Consistency: Principle (b) seeks to protect marine native habitat. The proposed amendment
improves near shore water quality and reduces impacts on the marine environment by:

® Managing the mooring of vessels through the creation of a managed mooring field with

adequate shore-side infrastructure;

= Reducing residential and commercial impacts on the marine environment through density and
intensity limitations:;

=  Reducing residential and commercial impacts on the marine environment through residential
dockage limitations; and

= Requiring any necessary environmental mitigation to occur gnsite or in adjacent waters.
The amendment accomplishes the above-mentioned environmental goals specifically by:
1. MANAGED MOORING - The amendment requires the development of a public access,

managed mooring field. “A public access mooring field shall be developed as of right
in adjacent waters following approval by the Board of Trustees of the Internal
Improvement Trust Fund with the following associated upland amenities/ facilities
allowed on Wisteria Island prior to the issuance of a certificate of occupancy for any
other upland development on Wisteria”

The Managed mooring field requirement contained within the amendment is an

effective and suitable protective mechanism for the shoreline and marine resources,
coral reef formations, seagrass beds, fish and their habitat. Wisteria, like much of the
County has experienced a dramatic increase in the need to manage the illegal mooring
of vessels and the resulting marine resource degradation. The dramatic need is
evidenced by recent actions of both Monroe County and the State of Florida.

The Keys-Wide Mooring Field System study prepared by the Monroe County
Department of Marine Resources, dated July 30th, 2002, identified Wisteria and the
surrounding area as the “largest and most problematic anchorage in the Keys”, and
with an anchorage population of between 250-400 boats this “enormous anchorage
grounds is truly out of hand”. Wisteria is specifically identified as a high priority area.
The study also identifies Wisteria itself as a feasible location for facilitating the
management of, and providing upland facilities servicing, a mooring field.




Principle (c)

The State of Florida also recently identified the need to encourage the management of
moored vessels and the Mooring Field Pilot Program legislation specifically identifies

Monroe County as one of the locations of need. The Board of County Commissioners

subsequently acted to participate in the program and received a presentation from the
US Fish & Wildlife on 12/10/09.

The proposed SAP furthers the solutions proposed by both the County and State for

overcoming the challenges resulting from unmanaged mooring of vessels. The

principal feature of the SAP is a requirement for the development of a public access,

managed, mooring field in Wisteria’s adjacent waters with the associated upland

facilities following approval by the Board of Trustees of the Internal Improvement
Trust Fund and the requisite State and Federal regulatory agencies, prior to occupancy

of any other upland development on Wisteria.

DENSITY & INTENSITY LIMITATIONS - The amendment places caps the densities and
intensities of uses on Wisteria thereby limiting potential marine impacts of such uses.

The amendment will only allow less than that which is permitted under Mixed Use

(¢“MU”) zoning, and then only under the elevated scrutiny of the conditional use

review and approval process.

The density and intensity caps imposed by the amendment result in the following

reductions in development potential:

Use Pot. Density/ Intensity Pot. Density/ Intensity %
without Limitation w/Amendment Limitation | Reduction
Residential 576 units 40 93.1%
Transient 400 bedrooms 35 (< 85 bedrooms) 78.8%
Non-Residential 392,000 sq. ft. 39,500 89.9%

The amendment’s proposed density and intensity reductions significantly reduce
respective impacts on the marine environment through an average density-intensity

reduction of 86%.

To protect upland resources, tropical biological communities, freshwater wetlands, native tropical
vegetation (for example, hardwood hammocks and pinelands), dune ridges and beaches, wildlife, and
their habitat.

Consistency:

Principle (¢) seeks to protect upland native habitat. The proposed amendment

effectuates this principle through:

Encouraging the preservation of Tier I and Tier II lands county-wide by requiring the use of
residential transferable development rights:

Counteracting the source and spread of invasive exotic species through an island-wide invasive

exotic control program;

Preserving and protecting the mangrove wetland community (area “A”) located on Wisteria;

and

Requiring any necessary environmental mitigation to occur onsite or in adjacent waters.

The amendment accomplishes the above-mentioned environmental goals specifically by:

1.

PROTECTING UPLAND HABITAT - The amendment furthers the intent and goals of

Principle (c) by encouraging native upland habitat preservation and density reductions

through the use of transferable residential development rights (“TDRs”) and

transferable residential ROGO-exemptions (“TREs™).

The use of TDRs and TREs accomplishes three goals: 1. provides a minimal as-of-

right land use, 2. requires residential or transient residential development to transfer




Principle (d)

Principle (e)

existing ROGO-exempt units without increasing the number of units within the
County; and 3. in order to achieve maximum net density, native habitat, or Tier I, or
Tier II lands will need to be dedicated to conservation per the TDR Ordinance (MCC
Sec. 130-160).

The TDR and TRE requirements of the SAP will result in native habitat lands being
dedicated to conservation. The potential number of acres required for dedication

depends on the zoning of the lands dedicated; for instance, if lands zoned Mainland
Native are dedicated for the TDRs 2.900 acres would be required to realize the SAP’s

maximum net density. However, if lands zoned Suburban Commercial were used 9.7
acres would be required. We are unable to predict the exact amount of land that will be
conserved as a result of the TDR process however, the SAP insures that 35 units of
density will be retired on lands containing valuable habitat, and that habitat will be
dedicated for conservation.

2. INVASIVE EXOTIC REMOVAL - The amendment furthers the intent and goals of

Principle (c) by requiring_invasive exotic removal and replanting according to Code
for any area of upland development prior to the issuance of any non-mooring field-
related certificate of occupancy.

3. WETLAND PROTECTION AND ENHANCEMENT - The amendment requires the protection

and enhancement of the mangrove wetland area “A” identified in the Habitat
Assessment. The amendment requires “[t]o the maximum extent practicable all
development shall be designed to avoid and minimize impacts to the Western
mangrove wetland area. Any wetland impacts occurring on Wisteria Island shall be

offset by mitigation on Wisteria Island or in the adjacent waters, in an amount required
by Federal and State or other applicable permitting requirements. Only pile-supported

structures will be allowed in the wetland area located on the Southern end of the
island.”

To ensure the maximum well-being of the Florida Keys and its citizens through sound economic
development.

Consistency: Principle (d) seeks sound economic development strategies. The proposed amendment

furthers the goals of this principle through mixed use practices and encourages the creation of small
scale, maritime-oriented, mixed use commercial, specifically servicing the mooring field and the limited
potential upland development. This type of mixed use development is specifically encouraged in the F.S.
163 and Rule 9i-5.

Additionally, the amendment encourages the use of transferable transient ROGO exemptions (“TRESs”™).

The use of TRESs encourages the redevelopment of under-utilized transient establishments into modern,

state of the industry establishments, thereby rebuilding the economic infrastructure of the local tourism

and maritime industry. The rebuilding of industry infrastructure has, not only, a stabilizing effect on

local employment rates, but often increases employment opportunities.

To limit the adverse impacts of development on the quality of water throughout the Florida Keys.

Consistency: Principle (e) seeks to limit adverse impacts on water quality. The proposed
amendment furthers this goal in several ways:
=  Prohibiting septic tanks, package plants, and wastewater treatment plants on Wisteria;
= Requiring the dockside and mobile pump out services in conjunction with the public access
managed mooring field; and
= Enhancing, preserving, and protecting the western mangrove wetland.

1. WASTE WATER TREATMENT - The amendment prohibits septic tanks, package and

wastewater treatment plants on Wisteria. The SAP requires “[u]pland development
shall not occur until all required State and local approvals and permits have been




Principle (f)

Principle (g)

Principle (h)

issued to provide Wisteria potable water service and advanced wastewater service in
sufficient quantity and capacity to accommodate such development. No septic tanks.
package treatment plants, or wastewater treatment plants shall be located on Wisteria.”

2. DOCKSIDE AND MOBILE PUMP QUT SERVICE — The amendment requires “Fixed and
mobile boat holding tank pump-out services. Such services shall be provided to boats
using the public access mooring field at all times the public access mooring field is in

operation.”
3. WETLAND ENHANCEMENT, PRESERVATION AND PROTECTION — As mentioned above

(Principle c) the amendment requires the enhancement, preservation and protection
and of the Western mangrove wetland area identified in the Habitat Assessment. Such

wetland-oriented actions reduce impacts on water quality.

To enhance natural scenic resources, promote the aesthetic benefits of the natural environment, and
ensure that development is compatible with the unique historic character of the Florida Keys.

Consistency: Principle (f) seeks ensure and enhance the compatibility of development with the
scenic, aesthetic and historic character of the keys. The proposed amendment furthers the principle’s
goal by its limiting uses. and densities and intensities of uses of the mixed use future land use
designation. The mixed use designation is appropriate and compatible with the historic and existing
character of the surrounding uses and land use designations. The mooring field requirements enhance
the scenic and aesthetic resources by cleaning up the illegal derelict and abandoned vessels that create
such blight in area. Finally the amendment encourages maritime and waterfront mixed uses on a small
appropriate and suitable scale - a mix of uses that the port has historically maintained.

To protect the historical heritage of the Florida Keys.

Consistency: Principle (g) seeks to protect the historical heritage of the Keys. The amendment
furthers this protections by encouraging historically sympathetic development. The Keys has a maritime

heritage; the amendment not only encourages maritime-related development, it requires it. Additionally
the amendment encourages the creation of maritime and tourist infrastructure; two important historical
sectors of Keys heritage.

To protect the value, efficiency, cost-effectiveness, and amortized life of existing and proposed major
public investments, including:

1. The Florida Keys Aqueduct and water supply facilities;

Consistency: As demonstrated by the attached Concurrency Analysis, the proposed
amendment will not adversely affect the Florida Keys Aqueduct and water supply facilities.
There is sufficient capacity to accommodate the potential impacts as a result of the amendment.

The amendment also prohibits upland development until such time that all State and local

permits have been issued to provide Wisteria with potable water.

2. Sewage collection and disposal facilities;

Consistency: As demonstrated by the attached Concurrency Analysis, the proposed
amendment will not adversely affect the existing sewage collection and disposal facilities.
There is sufficient capacity to accommodate the potential impacts as a result of the amendment.
The amendment also prohibits upland development until such time that all State and local
permits have been issued to provide advanced wastewater treatment.

3. Solid waste collection and disposal facilities;

Consistency: As demonstrated by the attached Concurrency Analysis, the proposed
amendment will not adversely affect the existing solid waste collection and disposal facilities.
There is sufficient capacity to accommodate the potential impacts as a result of the amendment.

4, Key West Naval Air Station and other military facilities;



Principle (i)

Principle (j)

Consistency: The proposed amendment has no adverse impacts on the Key West Naval Air
Station or other military facilities. However, there is an existing problem of unmanaged moored
vessels in close proximity to Fleming Key. The amendment’s requirement for the
establishment of a public access managed mooring field will create a viable, legal option for the
relocation of these vessels away from the Navy Base, thereby furthering the goal of this

principle.
5. Transportation facilities;
Consistency: The proposed amendment has several positive impacts on the transportation

facilities associated with Wisteria, its surrounds, and the port. The mooring field increases the
maritime transportation infrastructure and the required water taxi service will encourage a
reduction in dinghy traffic across Key West Harbor.

6. Federal parks, wildlife refuges, and marine sanctuaries;

Consistency: The proposed amendment has significant beneficial impacts for Federal
parks, wildlife refuges, and marine sanctuaries. Wisteria is within the National Marine

Sanctuary, adjacent to the Key West National Wildlife Refuge and the Great White Heron
National Wildlife Refuge. The amendment will have direct beneficial impacts to:

= Near shore water quality;

=  Marine resources and hard & soft bottom habitat;

= Upland native habitat;
= Wetland enhancement, preservation, and protection;
=  Elimination of unmanaged mooring; and

= Exotic invasive seed source eradication.

7. State parks, recreation facilities, aquatic preserves, and other publicly owned properties;

Consistency: The proposed amendment has no negative impacts on State parks, recreation
facilities, aquatic preserves, and other publicly owned properties. The amendment does
however increase public access to the water by the required development of the public access

managed mooring field and its related amenities.

8. City electric service and the Florida Keys Electric Co-op, and

Consistency: As demonstrated by the attached Concurrency Analysis, the proposed
amendment will not adversely affect the existing electrical facilities. There is sufficient
capacity to accommodate the potential impacts as a result of the amendment.

9. Other utilities, as appropriate.

Consistency: The amendment will not adversely affect other utilities.

To limit the adverse impacts of public investments on the environmental resources of the Florida Keys.

Consistency: There will be no adverse impacts on public investments on the environmental

resources of the Florida Keys. It does however require substantial private investment that directly

benefits the Key’s natural resources.

To make available adequate affordable housing for all sectors of the population of the Florida Keys.

Consistency: The amendment permits the development of five affordable housing units on Wisteria.

The creation of affordable housing on Wisteria has two positive impacts on affordable housing in the
Florida Keys: 1. Employees working on Wisteria have the opportunity to reside on Wisteria, and thereby




are not competing for housing on other nearby islands: and 2. Living and working in place cuts down on

trip generation on the other nearby islands.

Principle (k) To provide adequate alternatives for the protection of public safety and welfare in the event of a natural
or manmade disaster and for a post-disaster reconstruction plan.

Consistency: The amendment requires the development of a hurricane preparedness plan and a
covenant to be recorded in the public records requiring the island be evacuated by private means.

Principle (1) To protect the public health, safety, and welfare of the citizens of the Florida Keys and maintain the
Florida Keys as a unique Florida resource.

Consistency: As described above, the amendment has many requirements that protect public health,
safety, and welfare of the citizens of the Florida Keys and maintain the Florida Keys as a unique Florida
resource. These include the development of maritime resources such as the public access, managed
mooring field, water taxi service, pump out service; improvements to near shore water quality: and
enhancement, preservation and protection of upland habitats including wetlands.

COMPREHNSIVE PLAN ANALYSIS

A Comprehensive Plan is the written policy of the community’s goals and aspirations in terms of community
development. Monroe County adopted its existing Comprehensive Plan in 1993 with several amendments and revisions
since that time. The Monroe County Comprehensive Plan is currently undergoing comprehensive review and revision.
This Amendment creates a new Objective and a new Goal for Sub-Areas, implemented by a Policy specific to the Wisteria
Sub-Area. Notwithstanding that the provisions of this new Sub-Area Policy would prevail over prior, less specific
Policies, an analysis of current Policies, as well as existing Goals and Objectives of the 2010 Comp Plan, has been
conducted to determine consistency of the new Objective, Goal and Policy with provisions of the existing Plan.

All existing Goals, Objectives and Policies were reviewed for consistency with the Amendment. Special attention was
given to Goal 209 and Objective 202.2, as well as to Policies applicable to various types of islands.

Goal 209 Monroe County shall discourage private land uses on its mainland, Offshore Islands and undeveloped
coastal barriers, and shall protect existing conservation lands from adverse impacts associated with private land uses on
adjoining lands.

Consistency: Wisteria is a predominantly scarified fill island abutting a commercial port. It is not designated Offshore
Island, nor does it share the characteristics of an Offshore Island as contemplated by the Comprehensive Plan. Wisteria is

not a coastal barrier (COBRA) island or conservation land. It has no undisturbed saltmarsh or buttonwood wetlands, and
constitutes a primary invasive exotic seed source.

Notwithstanding the inapplicability of this Goal to Wisteria, the Amendment makes specific provisions for conservation
and protection of wetlands and other natural resources on or adjacent to Wisteria, and requires eradication of invasive
exotics, consistent with the general purposes of the Goal and other provisions of the Comprehensive Plan.

Objective 209.2 Monroe County shall regulate land use activities on the islands in the surrounding waters of Florida
Bay, Hawk Channel, and other waters within the legal boundaries of Monroe County.

Consistency: Wisteria is an island “‘in the waters within the legal boundaries of Monroe County”. Accordingly, the

Amendment is consistent with Objective 209.2, which requires Monroe County to regulate land use activities on all
islands within its legal boundaries. The Amendment accomplishes this Objective, and fulfills the mandate of Rule 9J-5

that all lands be given a future land use designation, by providing a FLUM designation that Wisteria currently lacks.

Policy 101.12.4 Requires analysis prior to extending significant public infrastructure (25% expansion) into Tier 1,
except water and sewer.



Consistency: Wisteria is not designated Tier 1, nor does this scarified fill island, predominantly vegetated with invasive
species, meet the criteria for Tier 1 designation.! The Amendment assures consistency with this Policy by specifying that
Wisteria is not designated Tier 1.

Policies 102.7.2, 102.7.3, 207.1.2, 207.9.1, 215.2.3, 217.4.2, 1401.2.2, and 101.12.4, which apply to islands having a
FLUM designation of Offshore Island, that are designated as units of the Coastal Barrier Resources System (“COBRA™),
or are established bird rookeries, were considered but found inapplicable to the Amendment. Wisteria is a predominantly
scarified fill island in a port harbor; it is not designated Offshore Island, nor does it share the characteristics of an Offshore

Island as contemplated by the Comprehensive Plan. Wisteria is not a documented or established bird rookery, nor has it
been designated as a COBRA unit.

! Based on 2009 Environmental Assessment by Consulting Engineering and Science, Inc.



APPLICATION

Amendments may be proposed by the Board of County Commissioners, the Planning Commission, the Director of
Planning, owner or other person having a contractual interest in property to be affected by a proposed amendment.

The BOCC may consider the adoption of an ordinance enacting the proposed change based on one or more
of six (6) factors. Please describe how one or more of the following factors shall be met (attach additional
sheets if necessary):

1) Changed projections (e.g., regarding public service needs) from those on which the text or boundary
was based:

The projections upon which the existing plan and map were based have changed due to the following: 1. the recognition that
this privately owned land within the County's only federally recognized deep water Port and urban area has no FLUM
designation; 2. the lack of a FLUM designation is in direct conflict with the County's Comprehensive Plan and Rule 9j-5,
requiring all lands to have a future land use designation; 3. the County's 2002 Keys-Wide Mooring Field System Study
identified Wisteria as the apparent "largest and most problematic anchorage in... - CONTINUED ON NEXT PAGE

2) Changed assumptions (e.g., regarding demographic trends):
Assumptions have changed regarding demographic tren rsuant to M c. 102-158(d)(5)(2)._The C h

experienced a dramatic need to manage the illegal mooring of vessels as evidenced by both County and State actions.
The Keys-Wide Mooring Field System study prepared by the Monrge County Department of Marine Resources, dated
July 30th, 2002 identified Wisteria and the surrounding area as the “largest and most problematic anchorage in the
Keys”, and with an anchorage population of between 250-400 boats this - CONTINUED ON NEXT PAGE

3) Data errors, including errors in mapping, vegetative types and natural features described in volume
1 of the plan:

A _mapping error occurred when the current FLUM maps were created. As depicted in the attached FL.UM map for this
area, Wisteria is the only property in unincorporated Monroe County missing a FLUM designation on map panel 8. It is
clearly an oversight considering all other land on this panel is F. UM'd with various designations. Even the very
"insignificant” public lands and mangrove islands located far from US 1 contain various FLUM designations, but this
significant piece of privately owned land adjacent to and within very intense area... - CONTINUED ON NEXT PAGE

4) New issues:
In the 2002 Keys-Wide Mooring Field System Study, Monroe County identified a growing problem around Wisteria.

The study identified Wisteria as the apparent "largest and most problematic anchorage in the Keys” and found that “this
enormous anchorage grounds is truly out of hand. The area is in dire need of management and enforcement of

egulati ” Wisteria w ecifically identified as an upland location to service a managed, public access moori
field. ... - CONTINUED ON NEXT PAGE

S) Recognition of a need for additional detail or comprehensiveness:
There was an obvious need for additional detail and comprehensiven n the existing FL anel N ased on the

fact that this significant piece of privately owned land was overlooked in the last mapping process. Additionally the lack
of a suitable designation is in inconsistent with the Comp Plan, Chapter 163, and Rule 9j-5 requiring all lands to be
designated with a suitable and compatib}e future land use. The adoption of the FL. UM designation and the Sub Area

Policy will sati e current need for additional detail or ¢ ehensiveness.
6) Data updates:
As mentioned above, the fact that this pro no F designation requires a data upd o the existing FL

Panel No. 8. The proposed sub area policy is an appropriate regulatory strategy for limiting the maximum development
potential allowed by a future land use category on Wisteria as supported by the data and analysis. This amendment
requires the development of a public access mooring field with associated upland facilities prior to occupancy of any

her upland developmen Wisteria, as well further restricting permitted u densiti nd intensities. The

amendment also elevates all development not associated with the public access mooring field to the level of a

Conditional Use review.
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1) Changed Assumptions Regarding Demographic Needs Pursuant to MCC Sec. 102-158(d)(5)(2) - CONTINUED

... the Keys": 4. without a FLUM, a properly developed public access, managed, mooring field cannot be permitted; 5.

the proposed Sub Area Policy is an appropriate, compatible, and suitable regulatory strategy for limiting the maximum
development potential allowed by a future land use category on parcels, or small areas. when supported by data and

analysis. This amendment requires the development of a public access mooring field with associated upland facilities prior
to occupancy of any other upland development on Wisteria, as well further restricting permitted uses, densities, and
intensities. This amendment also elevates all development not associated with the public access mooring field to the level
of a Conditional Use review.

2) Changed Assumptions Regarding Demographic Needs Pursuant to MCC Sec. 102-158(d)(5)(2) - CONTINUED

..."‘enormous anchorage grounds is truly out of hand”. Wisteria is specifically identified as a high priority area. The study
also identifies Wisteria itself as a feasible location for facilitating the management of, and providing upland facilities
servicing, a mooring field.

The State of Florida also recently identified the need to encourage the establishment of additional mooring fields and the
legislation specifically listed Monroe County as one of the locations of need. The Board of County Commissioners then
acted to participate in the program and received a presentation from the US Fish & Wildlife on 12/10/09.

Without a FLUM designation the needed mooring field can not be developed. We propose a FLUM of MC to allow the

development of the mooring field. With an attendant zoning classification of Mixed Use (“MU”). we would anticipate the
development of a mooring field to be approved as a major conditional use.

3) Data Errors including errors in Mapping, vegetative types and natural features - CONTINUED

... was neglected to be FLUM'd. With regard to vegetative types and natural features , Wisteria is a blighted, disturbed
spoil island with no environmentally sensitive upland habitat types targeted or defined by the tier system.

4) New Issues - CONTINUED

... The problems identified by the County in 2002 came as no surprise to the property owners who are currently proposing

the development of a public access, managed mooring field in this location. FWC invited Monroe County to participate in

the Mooring Field Pilot Program and the Wisteria Island mooring field would be developed in conjunction with the

program. During the preparatory process it was discovered Wisteria has no future land use designation. The lack of

designation on Wisteria, apparently an oversight, is inconsistent with the Monroe County Comprehensive Plan, Chapter

163, F.S., and Chapter 9J-5, F.A.C., which require all lands within the bounds of a local government jurisdiction to be

designated with a future land use on the comprehensive plan’s Future Land Use Map (“FLUM”).

An application for Mixed Use-Commercial (“MC”) FLUM designation for Wisteria was filed with Monroe County on
November 25th, 2009. MC is an appropriate designation based on the district’s purpose and intent, the environmental
characteristics of the property, the environmental characteristics of the surrounding area, and the mixed use character and
compatibility of the surrounding land uses and F1. UM designations. While the MC designation is the most appropriate
designation for Wisteria, the maximum densities and intensities permitted under MC may be inappropriate for the Island’s
unique characteristics. An effective strategy to limit inappropriate uses, densities, and intensities of a land designation is to
implement a Sub Area Policy.

Sub Area Policies (“SAPs”) are regulatory strategies for appropriately limiting the maximum development potential
allowed by a future land use category on parcels, or small areas, when supported by data and analysis. This proposed SAP
requires the development of a public access mooring field with associated upland facilities prior to occupancy of any other
upland development on Wisteria, as well further restricting permitted uses. densities, and intensities. The SAP also
elevates all development not associated with the public access mooring field to the level of a Conditional Use review.

Additionally, the subject parcel has been associated with an urbanized deep water port since it was created in association
with the port in the late 1800's. The adjacent property was converted from military land use designation to a mixed use

designation in 1993. Thus, the closest property to the subject property has also undergone a significant change in actual
land use and land use designation creating a significant new issues pursuant to MCC Sec. 102-158(d)(5)(4).




APPLICATION

In no event shall an amendment be approved which will result in an adverse community change of the
planning area in which the proposed development is located. Please describe how the text amendment
would not result in an adverse community change (attach additional sheets if necessary):

The pr ed Mixed -Commercial (“MC”) FLUM designation of Wisteria is an ropriate designati ased on th

district's purpose and intent, the environmental characteristics of the property, the environmental characteristics of the
surrounding area, and the mixed use character and compatibility of the surrounding land uses and FLUM designations. The

roposed Sub Area Policy (“SAP”) limits density, and intensity, and uses of MC to insure compatibility with Wisteria's unique
attributes and characteristics. ... - CONTINUED ON NEXT PAGE

Has a previous application been submitted for this amendment within the past two years? Yes_ No X

All of the following must be submitted in order to have a complete application submittal:
(Please check as you attach each required item to the application)

Complete text amendment application (unaltered and unbound);

Correct fee (check or money order to Monroe County Planning & Environmental Resources);
Copy of Complete Existing Section and/or Existing Policy to be Amended or Deleted;

E Copy of Complete Proposed Section and/or Proposed Policy to be Amended or Added

If applicable, the following must be submitted in order to have a complete application submittal:

Kl Notarized Agent Authorization Letter (note: authorization is needed from all owner(s) of the subject
property)
Any Letters of Understanding pertaining to the proposed text amendment

If deemed necessary to complete a full review of the application, the Planning & Environmental Resources
Department reserves the right to request additional information.

I certify that I am familiar with the information contained in this application, and that to the best of my knowledge
such information is true, complete and accurate.

Signature of Applicant: Date: "l -~ g - I'D

\

Sworn before me this ? day of ﬁPV‘ :l 260

Qdmuéi@mir

7102 ‘2 YoIBW :S3HIdX3

1508600 # NOISSINNOO AN 212, 9 Notary Public
e | My Commission Expires

Please send the complete application package to the Monroe County Planning & Environmental Resources
Department, Marathon Government Center, 2798 Overseas Highway, Suite 400, Marathon, FL 33050.
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Please describe how the text amendment would not result in an adverse community change
— CONTINUED FROM PREVIOUS PAGE

... The proposed FLUM designation of Wisteria is MC. MC is an appropriate designation based on the district’s purpose

and intent, the environmental characteristics of the property and its surrounds'. The character and compatibility of the
surrounding land uses and FL.UM designations are also mixed use’. Notwithstanding the MC designation compatibility
with regard to purpose and intent, some zoning categories within MC permit high levels of density and intensity. The
project team considered Wisteria’s characteristics, the surrounding area, and the goals of both the property owner and the

County’s Comprehensive Plan, coordinated State and County planners, and concluded a SAP that further limits and
regulates Wisteria’s development under MC is appropriate.

SAPs are regulatory strategies for appropriately limiting the maximum development potential allowed by a future land use

category on parcels or with in small areas when supported by data and analysis. SAPs have been previously reviewed and
approved by the Florida Department of Community Affairs’ (“DCA”).

The project team sought counsel from Monroe County and DCA planners for appropriate SAP examples and
implementation strategies. A draft SAP was produced based on data and analysis® and submitted to the County for
consideration on 02/12/10. The SAP achieves several key goals of both the Monroe County and the State of Florida:
e Improving near shore water quality:
e Reducing impacts on the marine environment;
e Enhancing and protecting the quality of Monroe County’s upland native habitat; and
¢ Insuring no increase in residential or transient densities, which negatively affect hurricane evacuation by:
o Managing the mooring of vessels through the creation of a managed mooring field with adequate shore-
side infrastructure;
o Reducing residential and commercial impacts on the marine environment through density and intensity
restrictions:
o Counteracting the source and spread of invasive exotic species through an island-wide invasive exotic
control program; and

o Encouraging the preservation of Tier I and Tier II lands county-wide by restricting Wisteria’s allocated
residential density and by permitting the transfer of development rights to Wisteria; and

o Requiring the transfer of ROGO-exempt equivalent dwelling units to Wisteria.

Managed Mooring Analysis

“A public access mooring field shall be developed as of right in adjacent waters following approval by the Board of
Trustees of the Internal Improvement Trust Fund with the following associated upland amenities/ facilities allowed on
Wisteria Island prior to the issuance of a certificate of occupancy for any other upland development on Wisteria”

The SAP addresses two of the major environmental issues facing Monroe County - near shore water pollution and sea

grass degradation resulting from unmanaged mooring of vessels. Monroe County has experienced a dramatic increase in
the need to manage the illegal mooring of vessels as evidenced by both County and State actions. The Keys-Wide
Mooring Field System study prepared by the Monroe County Department of Marine Resources, dated July 30th, 2002

identified Wisteria and the surrounding area as the “largest and most problematic anchorage in the Keys”, and with an

anchorage population of between 250-400 boats this “enormous anchorage grounds is truly out of hand”. Wisteria is

specifically identified as a high priority area. The study also identifies Wisteria itself as a feasible location for facilitating

the management of, and providing upland facilities servicing, a mooring field.

The State of Florida also recently identified the need to encourage the management of moored vessels and the Mooring

Field Pilot Program legislation specifically identifies Monroe County as one of the locations of need, The Board of

! As laid out in the FLUM Designation Narrative submitted as part of the FLUM designation application filed with Monroe County Growth Management
on 11/25/09

? 1bid and Port and Waterfront Use Compatibility Analysis by Trepanier & Associates, 2008

? See Lake County Comprehensive Plan, Objective 1-1.6

4 Based on the Environmental Assessment by Consulting Engineering and Science, Inc., 2009; Port and Waterfront Use Compatibility Analysis by

Trepanier & Associates, 2008: Keys-Wide Mooring Field System Preliminary Planning Document by Monroe County Department of Marine Resources,
2002



County Commissioners subsequently acted to participate in the program and received a presentation from the US Fish &
Wildlife on 12/10/09.

The proposed SAP embraces the solution proposed by both the County and State for overcoming the challenges resulting

from unmanaged mooring of vessels The principal feature of the SAP is this requirement for the development of a public
access managed mooring field in Wisteria’s adjacent waters with the associated upland facilities following approval by the

Board of Trustees of the Internal Improvement Trust Fund and the requisite State and Federal regulatory agencies, prior to
occupancy of any other upland development on Wisteria.

County-wide Native Upland Preservation and Density Reductions
The SAP furthers the intent and goals of the Comprehensive Plan by encouraging native upland habitat preservation and

density reductions through the use of transferable development rights (“TDRs”) and transferable ROGO-exemptions
“TREs”).

Allocated density limitations in the SAP reduce the as of right density of Wisteria to 1 residential unit per 10 acres. This
accomplishes three goals: 1. provides a minimal as-of-right land use thereby reducing potential takings claims, 2. requires
residential or transient residential development to transfer existing ROGO-exempt units without increasing the number of

units within the County affecting hurricane evacuation; and 3. in order to achieve the maximum net density of 2 units per
acre, native habitat, or TIER I, or TIER II lands will need to be dedicated to conservation per the TDR Ordinance, MCC
Sec. 130-160.

The requirement for TREs insures that any residential or transient residential development resulting from the FLUM

designation will require the re-use of existing ROGO-exempt units and not place any additional burden on hurricane
evacuation or the existing ROGO allocation system.

The requirement for TDRs insures that the residential development resulting from the FLUM designation does not result

in a density increase within Monroe County, and at the same time furthering the goals of the comprehensive plan to
preserve valuable habitat through the conservation land dedicated mentioned above and further discussed below.

The TDR and TRE requirements of the SAP will result in native habitat lands being dedicated to conservation. The

potential number of acres required for dedication depends on the zoning of the lands dedicated; for instance, if lands zoned

Mainland Native are dedicated for the TDRs 2,900 acres would be required to realize the SAP’s maximum net density of 2
units per acre. However, if lands zoned Suburban Commercial were used 9.7 acres would be required. We are unable to
predict the exact amount of land that will be conserved as a result of the TDR process however, the SAP insures that 35
units of density will be retired on lands containing valuable habitat, and that habitat will be dedicated for conservation.

Permitted Uses and Regulatory Review Analysis

The SAP also limits the uses permitted under the MC FLUM designation. Allowable uses have been further limited to

encourage compatibility with Wisteria’s unique attributes and characteristics. Those same characteristics that make
Wisteria unique also lend themselves to a higher level of regulatory review and consideration. As a result, the SAP

elevates all non-mooring field-related upland development to conditional use status for purposes of the Monroe County
Code.

The SAP permits only the following uses, and as described below, in significantly reduced levels®:

e Public Access Mooring Field with associated upland facilities (as described above);

e A maximum of 35 market-rate single-family residential dwellings, with all required TDRs and TREs to be
transferred on site;
A maximum of 5 employee residential dwellings;
A maximum of 335 transient residential units®, with all required TREs to be transferred on site;

e Nonresidential floor area not to exceed 39.500 sq. ft. and further limited to low and medium intensity uses;

3 See MC, MU & SAP Maximum Density — Intensity Comparison chart below

¢ For the purposes of density & ROGQ, MCC Sec. 101-1 treats each bedroom - bath combination as a single room/unit. The transient residential units
envisioned will be a mix of 2 & 3 bedroom units. All necessary ROGO allocations will be applied as required by the above code section as well as al}
pertinent Comprehensive Plan Policies and Land Development Regulations.



e Commercial recreational uses to serve as support and amenities for a public access mooring field in adjacent
waters;

e The SAP restricts dockage by requiring a communal facility to accommodate (45-slip maximum in association

with the mooring field and the upland units), however such dockage does not constitute nor authorize a marina.

35 of the 45 slips are for use by the owners or occupants of the upland units, the remaining slips are for use in

association with the mooring field.
Accessory uses; and
Public Uses.

Density — Intensity Analysis

The SAP also caps the densities and intensities of uses on Wisteria. The SAP will only allow less than that which is
permitted under Mixed Use (“MU”) zoning, and then only as a conditional use. This means that the density and intensity
will be strictly capped and only those uses appropriate for Wisteria shall be permitted. and the approval of which shall
require the elevated scrutiny of the conditional use review process.

The densities and intensities of the MC, MU and the draft SAP are compared below. Immediately apparent is the
significant reduction imposed by the SAP. For instance, an MC designation could allow approximately 524 single family
market rate and affordable housing units on Wisteria, however, the SAP limits such density to a total of about 40 units. At
the same time, the SAP prohibits high intensity nonresidential floor area and reduces the maximum nonresidential floor
area from 356.760 sq. ft. to 39.500 sq. ft. — an 89% reduction.

The following table analyzes the maximum densities and intensities of the unregulated MC FLUM designation, the MC
zoning classification, and the proposed SAP.

Maximum Density - Intensity Comparison
Site Size ~792,792 sq. fi.
Mixed Use Commercial FLUM Mixed Use Zoning Sub Area Pollcy

Open Space (>20%)
Resierial Allocand 6 units/ acre 109 units 1 units/ acre 18.2 units
R n's;lty Tl Max Net 35 units total

i i % 18 units/ acre 262 units 12 units/ acre 174.7 units
Density
ﬁg’())rdable L (Max: 18 units/ acre 262 units 18 units/ acre 262. 1units 5 units
TranSI.ent Allocated Density 15 units/ acre 273 units 10 units/ acre 182.0 units 35 transient residential units,
gera:;'t;llt Maxiies 25 units/ acre 364 units 15 units/ acre 218.4 units < 85 bed-bath combinations
l‘iz‘t:i:"““s"y Commercial 045FAR | 356,756 sq. ft. 035FAR |  277477sq. ft. 39,500 sq. ft.

The environmental characteristics of Wisteria and its environs as well as the adjacent land uses and FLUM designations
demand diverse appropriate uses at individually low intensity levels. The SAP accomplishes this goal by allowing only
small amounts of individual uses thereby furthering the intent of the MC designation and ensuring continued compatibility
with the environment and the mixed use nature of the surrounding land uses and FLUM designations, as well as the
preference for mixed use development under Chapter 163, F.S.. and Chapter 9J-5, F.A.C.

When evaluating the effect of the SAP’s overall intensity., it is important to understand the cumulative effect of the

individual permitted uses. When we overlay the cumulative maximum densities and intensities capped by the SAP onto
the MC FLUM classification we see the SAP allows only 59.1% of the maximum development potential of the MC
FLUM classification. When we do the same for the MU zoning classification, we see the maximum development allowed
under the SAP represents 97.7% of the MU development potential.

The following table is a cumulative comparative analysis of the maximum development allowed under the SAP compared

with the maximum development allowed under an MC FLUM designation.




Cumulative Intensity of SAP Compared to MC FLUM

Intensity M‘?Iol:;":ri::d Sﬁrogfmt;ed % of MC Dev. Potential
Low Intensity Commercial Retail 356,756 sq. fi. 39,500 sq. ft. 11.1%
Subtotal 11.1%

Density e ;Je‘:n‘si’n':rms SAP Units Permitted % of MC Dev. Potential
Transient Allocated Density 273 3;8?:::22322::)&?1;223: 31.1%
Transient Max Net Density 364 0 0.0%
Subtotal 31.1%

Affordable Density (Allocated) 18 0 0.0%
Affordable Density (Max. Net) 262 5 1.9%
Subtotal 1.9%

Residential Allocated Density 109 3 2.8%
Residential Max Net Density 262 32 12.2%
Subtotal 15.0%

Total Development Capacity of SAP Compared to MC FLUM Designation 59.1%

The above table is a comparative analysis of the maximum development allowed under the SAP compared with the
maximum development allowed under an MC FL.UM designation. The table demonstrates the maximum development
potential of the SAP equals only 59.1% of the MC development potential.

The following table is a cumulative comparative analysis of the maximum development allowed under the SAP compared
with the maximum development allowed under an MU zoning classification.

Cumulative Intensity of SAP Compared to MU Zoning Classification
Intensity Mgol:’m:d SAP Permitted Floor Area % of MU Dev. Potential
Low Intensity Commercial Retail 277477 sq. ft. 39,500 sq. ft. 14.2%
Subtotal 14.2%
Density Roh::wlf)g:\:: od SAP Units or Rooms Permitted % of MU Dev. Potential

: . 35 transient residential units

Transient Allocated Density 182 < 85 bed-bath combinations 46.7%
Transient Max Net Density 218 0 0.00%
Subtotai 46.7%
Affordable Density (Allocated) 18.2 0 0.00%
Affordable Density (Max. Net) 262 5 1.9%
Subtotal 1.9%
Residential Allocated Density 18.2 3 16.4%
Residential Max Net Density 174 32 18.4%
Subtotal 34.8%
Total Development Capacity of SAP Compared to MU Zoning Classification 97.7%

The above table is a comparative analysis of the maximum development allowed under the SAP compared with the
maximum development allowed under an MU zoning classification. The table demonstrates the maximum development

potential of the SAP equals 97.7% of the MU development potential.

Hurricane Evacuation



In addition to the restrictions on uses and densities and intensities of use, the SAP requires the island to prepare a
hurricane evacuation plan prior to issuance of a certificate of occupancy for any non-mooring field-related development
on the uplands. The SAP also requires the recordation in the County’s public records of a covenant or other restriction on
privately owned property on the island providing that, in the event of a mandatory evacuation, all occupants of the island
shall be evacuated by private means.

Waste Water

The SAP prohibits wastewater treatment plants and septic tanks on Wisteria at the request of Florida Department of
Environmental Protection (“DEP”) staff. Wisteria’s close proximity to the Key West and the Great White Heron National
Wildlife Refuges and the National Marine Sanctuary makes the potential to build such systems undesirable, especially
considering the relative adjacency of existing advanced wastewater treatment infrastructure on Sunset Key. Given the
unique characteristics of Wisteria, connection to the Richard A. Heyman Environmental Pollution Control Facility, an
advanced wastewater treatment system located on Fleming Key, provides an over-arching public benefit to the County’s
near shore water quality and the people of Monroe County.

Wetland Impacts

To preserve, protect and enhance wetland communities on Wisteria all development shall be designed to avoid and

minimize impacts wetlands to the maximum extent practical. Any wetland impacts occurring on Wisteria Island shall be
offset by mitigation on Wisteria Island or in the adjacent waters, in an amount required by Federal and State or other
applicable permitting requirements. Additionally, to allow the “bridging” or connecting of the upland areas while

minimizing wetland impacts, only pile-supported structures will be allowed in the mangrove wetland area “A” located on
the SW end of the island.

Offshore island and tier system designation status
The SAP clarifies that Wisteria is not an Offshore Island as contemplated by the Comprehensive Plan and the Land

Development Regulations. This clarification is necessary because offshore islands are not defined in the Comprehensive

Plan. Unlike any other island in the County’s jurisdiction, Wisteria is a disturbed spoil island with the following set of

unique characteristics:

Within or adjacent to a deepwater commercial port designated in F.S. Sec. 403.021(9)(b):

Has access to water at least four (4) feet below mean sea level at low tide;
Generally meeting the County’s definition of disturbed lands;

Located outside any Coastal Barrier Resource Area; and

Located outside any National Wildlife Refuge.

LS L

Wisteria has no tier designation, nor does it meet the criteria, purpose, or intent of the system. Wisteria is a blighted,

disturbed spoil island with no environmentally sensitive upland habitat types targeted or defined by the tier system.’ It is
located within an existing densely developed deepwater., mixed use, commercial port and does not meet the criteria for tier
I land acquisition or development right retirement for resource conservation.

Wisteria shall only be a receiver site for TDRs and TREs and shall not be eligible to compete in the ROGO allocation
system for market-rate residential units.

" Based on the Environmental Assessment by Consulting Engineering and Science. Inc., 2009; Port and Waterfront Use Compatibility Analysis by
Trepanier & Associates, 2008; Keys-Wide Mooring Field System Preliminary Planning Document by Monroe County Department of Marine Resources,
2002 and “Existing Conditions Report” By Trepanier & Associates, Inc., 2010.



Authorization Form

I, ROGER M. BERNSTEIN , Director, F.E.B. Corp — A Florida Corporation,
Please Print Name of Director

authorize Trepanier & Associates, Inc. — A Florida Corporation, to be the representative for this
Future Land Use Map Designation Application and act on F.E.B. Corps behalf with regard to this

issue.

/CD&, J/Z,

Signature f Director — F.E.B. Corp

Subscribed and sworn to (or affirmed) before me on __November 1, 2009 _(date) by

ROGER M, BERNSTEIN
Please Print Name of Affiant

He is personally known to me or has presented —

as identification. SOTARY PUBLIC-STATE OF FLORIDA

v s, Vania B. Salgar
(g/ H aﬁ E Lommxssnor;; Dl?)g7gg?g
(e * Expires R
i A’g =y Bo(’bmnmupn|mxcno~mmcco INC.

Notary’s Signature and Seal ,/

VANIA E. SALGAR Name of Acknowledger printed or stamped
NOTARY PUBLIC Title or Rank
D]) S 7 3380 Commission Number, if any
Authorization Form.doc Page 1of1

page 000020
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HETWEEN WISTERIA ISLAXD, ING.,
’ . & corporgtion

Ployrida heving (12 piincipal place of

existing uneler the laws of the Store of
busincss in the Coualy of Honroo end Swete of  Plorida ,
end low: fully eutharined to tressact businens in the Sma of Flocids, parity of the first part, ond
. 33? CORPOHATION. a Ploridl corporation, 1526 Tranin-to:. 7%,

}1 g:}m umm, undrr the laws of the State of Plorida » hving its

principel place of business In the Caunty of  HoOnroe and Stare of Florida,

and tewfully authorised 1o transact business in dhe Stete of Florida, party of the tecond past,

WITNESSETH: Thet the said paity of the firsr pari, for and in eonsiderstion of the wm of
TEH DOLIARS and other good and valuabla considerations ), ro 5 ¢4
to #t in band paid by the oaid perry of the second part, the seceipt whereof is hrreby acknowledped

hes graied, botgained and sold 1o the soid periy of the second part, its surcessme and sesigni forever,

the following desezibed lond situate, lying end being {n the County of  HOBIOO

onul Sta1r of Florida, 10-wits

A parcel of Hay Bortum Land and 8poll Araa Northuest of
tho Island of Koy West, Plorida, and moTe partiosularly

deporibad as folloxa:
Conmmencing at the Nopthwesterly end of Simonton 8Streaet

&t tho intersection of the Scuthwesteriy right-of-uay
Line of Simonton Stroet and the waters of the Bafsor
0 feat,

Florién, run Horth 80° West for a distance of 2
more or less, to ths point of baginning of the property

hereinafter desoribad. From said point of bveginning,
asontinue Morth 60° West for & dlmtance of 1,000 feety

thenoce run North 30° East for & dintanca of 1,700 fuety
thonsa run South 60 Enst for a distance of 1,000 Teety
thenoe run douth 309 West for e distanse of 1,700 fset

back to the polnt of beginning,
8ubjlest to aonditions,; restrioctions, eazementa and limitations

of record,
Subjeot to taxes for the year 19{6 and subsequent years, !

Subjeot to a pufohnno roney mortgage.

Subject to thoss ssrtaln resexrvations unto tho Trustees of i

the Intermal Improvement Pund as resexrved in desd rilsd for !

record March 15th, 1956, in Orffiocial Record Book 58, Pagp tgu,
.

. Publio Records of Moaroe County, Plorida
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And ihr soid party of the first part docy hereby fully nerrant tke titte 1e mid land, and uilt defend the

semo agsinut the lawul tiaims of all pwm wohnalseitvr, [)
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ite neme.ry ity pr afficers, and s corporate sead 26 b9 affixed, suiesied Seereiary, the day and "

yror aAboiy HT tien, . . WISTERIA ISLAND, ING. ' i
s S (VN2 e Gy il SZET -
/‘.Bﬂi-: .,-mvi‘. Sveretary. nary Q0 , President, p

L 2rajed and drmwy presence of wit

[é»xa -lkd_.."’ dv. B;-ﬂ,xf@‘p

Brate of Florida, , - _
wd A N
Tountg of MONROE __’ s ‘
3 Hersbyy Gertify, taron this 26 dayop }}a—»w,«uﬁ«
AD. 19 | bejore me personally apprered  AMARYK ALDO , i
and JAGK A. DAVIS, Fresideni and Swraiacy respectively of
WISTERIA ISLAND, IKC., . , 8 corpuratlon under the laws of
the State of Florida, » 8o me knvun 1o be the parsons who sigand the fure.

oing instruntent &1 anch afficers and severally schnowledgwd the excention thereaf (6 bo thelr [ree act and
deod es such officers for the uses end purputes trerela meniioned and thet :hqf affixed ther-ta the offir |
cia! sraf of suitl vorporation, end that the mid instruncend is the et and deed of 5?|'d corporation. i

Witneos my hand ond official swel ai Taveames '
in the County of Honroe, and Staze of Flori

a $
’ '!
the day, dnd yper lam oforeseid. /’/ % ) / . l
-‘; ' ' l;‘;:‘.“"s '.,-:-."'- “)e - 7 { .'Sv 1) f
S, A 145590 ~—~/4’,”"’ﬂ : "
40 x eoncs

P i Pun g -
4 0 . § s‘ud‘ !

S R o oCcdey | . Y3 tUhgip "

] 3 lj "'.“'Jg;ﬁl.:ll:;,'?ﬁzﬂ% ruq?.o,f"":ﬂililu. :7’ s :

b ik CiE » ADAAY ¢ Vrertinongy :
EEE SELY oF 3
LSRRt g G

; NN R a2

1wy o
- 2 2 3 w . g m ”
: _ i 2
"f'z;{:'" g ) § M rg\ .
3 bk s &1 e ;
Bonfg G 1S mit 3 = :6 b
¥ "\l\': ol =l © = 3 W
A EEN AN
LN
Q w2y <
g‘ w
3 B
il

PP

P S 1 T S o S LY

A !i_‘“

o ’? %Vl U

' £

""_{?"“)f)/’ ;

854561 e -
PPty o~ [ 134
P T Wi g oy e
Qin o YL

e o v 1Y

S RS *

i ‘ i

page 000007




S NGRSV

LEGAL OUSCRIPIION APPIOVIO
AND

T3 INSTRUWENT WAS PALPARLD BY

JO4N DUBOLE

LUI0T BURDING
TALLVAASSLL, FLORIDA 12304

1526 11 432

—r STATE OF PLORIOA
14751 BOARD OF TRUSTEES OF THE INTERNAL
IMPROVEMENT TRUST FUND

€261

DEED NO. 24678 (1975-44) -

wdlid

Hu

KNOW ALL MEN BY THESE PRESENTS: That tha underq'sgnos‘ o
- E)
the State of Flor:da Board of Trustees of the Internal "’ﬁ?"g?“ﬁﬁ

<
Trust Fund, under authority of law, for and in considerati® ég
&°

&

QY¥09

€
the sun of PORTY ONE THOUSAND NINE HUNDRED ONE AND 60/100tim
($41,901.60) DOLLAPS, to it in hand paid, tas granted. bargained
and sold, and does by these presents granat, bargain, seil and con-

vey, unto F.E.B. CORPORATION of ths County of Monroe, state of

Address : P.0. Box 2455, Key West, Fla.
Piorida, and Lts successors, heirs and assigns, the following

described lands. :o0-wat:

A tract of submerged land an the Bay of Florida in Township
67 South, Range 25 East, lying Northwest of the Island of
Key West, Monroe County, Florida: heing more particularly
described as follows by m.tes and bounds, said description
conzaining coordinates and grid bearing based upon the
Standard Plane Rectangular Coordinste System for the East
zZone of Florida:

Comsnencing at the Northeast corner of land described in
T.1.1.P. Deed No. 19974 and known zs “"Wisteria Island”, said
point alsc being (X=231,226.04°' and Y=86,178.97'); thence
from aaid Point of Rejinning, run North 30°® 00' 00" East,
1,315 feet to a poirt of curve. said point also being
(X=231,863.54' and Y=87,317.79'); thence run Northarly and
Northwesterly along a curve, concave to the Southwest,

(said curve having a Long Chord bearing of North 32° 48°' 00"
West, a central angle of 55° 00’ 00° and a radius of 3,310
feet) an arc distance of 3,177.38 feet to the end of said
curve, said poant also being (X=230,227.66' and Y=89.887.22');
thence run South 19° 22' 06" West, 1,983.43 feet to a point,
said point also being (X=228,963.61° and ¥Y=88,353.82°);
thench run South 62° 52' 00" West, 459.97 feet to a point,
said poant also being (X=228,560.26°' and Y=88,144.04"):
thence run South 27° 03° 00" East, 200 feet to a point,

said point also being (X=228,651.47' and Y=87,966.05');
thence run North 62° 52' 00" East, 700 feet to a point of
curve, shid point also being (X=229,274.43' snd ¥=38,285.29'),
thence from said point of curve run Northeasterly and South-
easterly along a curve, (said curve having a centrsl angle
of 9n° and a radius of 400 feet) and arc distance of 628.32
feet to the end of said curve, said point also being
(X=229,812.84' and Y=88,111.75"); thence run South 27° 08'
00° East, 1,218.87 feet to a point of curve, said point
also boing (X=230,368.72° and Y=87,027.02'); thance from
said point of curve run Southeasterly and Southwssterly
along a curve, (said curve having a central angle of 57°

08' u0® and a radius of 364.05 feet) an arc 4istance of
363.02 feet to the end of said zurve and the Northwesterly
cerner of land described in said T.I.1.P. Deed No. 19974,
said point also being (X=230,360.01' and Y=86,678.97';,
thence run South 63° 00’ 00" East, along the Northerly line
of said land described in T.I.1.P, Deed ¥o. 19974, a distance
of 1,00C feet back <o the Point of Baginning:

00011 _
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containing 125.05 acres zore or less., and lying and baing in the
County of Monroe, in said State of Florida.

TO HAVE AND TO HOLD the above granted and described
pzemigses forever,

SAVING AND RESERVING unto the said Stat. . .orida Board
cf Trustees of the Internal Improvement Trust Fund and its succes-
sors, ar undivided three-fourths interest in, and title in and to,
an undivided three-fourths interest in all the phoaphate, minerals
and metals that are or may be i{n, on, or under the said land and
an undivided one-half interest in all the petroleum that is or may
be in, on, or under said land with the privilege to mine and develop
the same.

I} TESTIMONY WHEREOF, the members of the State of Florida
Board of Truetees 0f the Internal Inaprovement Trust Pund have here-
unto sunscribed their raxes and have caused the official seal of .
said State of Flor:ida Board of Trustees of the Internal Improvement

Trust Pund o be hereurto affixed, in the City of Tallahassee,

Florida, on this the 15tk day of pecemver s A.D., 1972,
w
(SEAL) 2
* STATE. OF FLORIDA BOARD OVERNOR

OF TRUSTEES OF THE
‘INTZRNAL IMPROVEMENT
TRUST ‘FOND

T DOLUNENTARY E
MEUR ™

s - As and Constituting the
STATE OP FLORIDA BOARD OF TRUSTEES OF
THE INTERNAL IMPROVEMENT TRUST FUND

. 14759 4

W OMON %008 WA
CONMTY, RO
AR R 40las

2
besd wo. 14678 (w1545 (J()] | N &zﬁéﬁpag?(ﬁ)og
CACSTRACY f5.. . WYX BAAR —.




Z2io | abedq

ANVYISI SIHL XINNV OL1 ONIMOOT St ALID IHL-IMS-61-¥0-2002

I¥S-000'651$ ¥Od 2961 NI NI3LSNY39 W39 OL A10S SYM JWYN SLI SHv3d LVHL ANVISI 3HL NO GINOANVEY SYM VINILSIM ¥3AN3L ISNOHLHOIT 3HL -20-20-2002
801IN'(@3INTVYAIQ) LSIT VW34 NO ANVISI "3NIT NY1MO00 = SO GINOZ ANV "0V 0L ¥IAO ANV ‘8160 HO4 MIIATY ANV

S3JON Josielddy

9N[eA isnr |ejot

N 00'L 00b 00V 001 Jv 656Gl ON 0 0 0056 26811

N 00'L 00} 00L 001 v L¥ee ON 0 0 MO00 16811

anjeajsnr ONEASSBID  OS0Y ssely skud duys 207 qidaa o1y 9% HOS  9dAL siun # S8JON yideg juoid asn aiaun”
L Bjeq puen

868-/68-G8EH0 IN19 AVE AV 8 ANVISI VI3 LSIM

uonduosag |eba

JaumgQ ‘d400 934

e s e E— " ST

SIWEN pPajeIdossy

SANVISI 3HOHSH40 ‘ANVISI VIY3LSIM ‘ANVISI  1ppy [eo1sAud
aweN ssauisng

MBIADY IXBN ajeQ 10adsy|
v uonduniul i3S

0066 Od ON BuisnoH s|geplopy

0005 dnoio |1 6808511 Aoy NV

0.9 PUaN ¥2-25-9€-000000-0S6€2100 [92Jed

SSY2-LY0EE 14 LSIM A
GSvZ X089 Od

dd090 934

AV Z1:60 6002/¢0/LL “Uund NV ¥S:L1:6 6002/2/L L ©1eQ 8AOaHT
0L0C JesA |10y 6808541 Aoy ejeussyy

(€el) pre) p1ooay Aadoid Ajunod aoluop



Z2Jjoz :abedq

6¥6'€E9 0 6¥6'€€9 6¥6'cE€9 0 0 6V6°€E9 0 42861
£vE'269 0 Eve’ 269 EVE'/69 0 0 £VE'269 0 Je861
EYE 269 0 EVE'L69 EYE'L69 0 0 €VE'269 o) 4v861
EYE 2169 0 EYE' 2169 EYE' 2169 0 0 EVE'L69 o) 46861
EVE'269 0 €VE'269 EVE' 269 0 0 €¥E€'269 o) 49861
EVE’ 269 0 £VE' 269 €VE' 169 0 0 £VE'L69 0 4/861
659'see 0 659'S€T 659'5€2 0 0 659'GEZ o) 48861
659'see 0 659'6€T 699'GEZ 0 0 659'6€Z o) 16861
659'GEC 0 699'G€EC 699'GEZ 0 0 6S9'GET o) 40661
659'see 0 659's€C 699'GEC 0 0 6S9'GET o) d166}
659'GEZ 0 699'GET 659'GE2 0 0 659'GET 0 42661
659'GeT 0 659'5€2 659'GET 0 0 659'GEC 0 4e661
699'G€Z 0 699'€C 659°6€2 0 0 699'GEZ o) dv661
659'GEZ 0 659'6eC 659'6ET 0 0 699'6EC o) 45661
659'GEZ 0 659'6€2 659'S€C 0 0 659'GET o) 49661
659'6€2 0 659'GET 699'GE2 0 0 659'aee 0 4,661
699'GEC 0 659'S€T 659'5€2 0 0 659'GET o) 18661
699'GET 0 699'GET 659'GEC 0 0 659'GEZ o) 16661
699'GET 0 699'GET 699'GEC 0 0 659'see 0 30002
659'GEC 0 659'see 659'GEZ 0 0 659'GEZ 0 41002
659'GET 0 659'5€C 659'GEC 0 0 659'GE o) 4¢00¢
699'GEZ 0 699'GEZ 699'GEZ 0 0 699'GEZ ) 4€00¢2
6599'see N 0 659'G€2 659'GEZ 0 0 659'6€2 0 4v00¢
699'GEZ N 0 659'GeC 659's€e 0 0 0 699'G€Z o) 45002
659'S€C N 0 659'6€C 699'GET 0 0 0 659's€C o) 49002
659'GeC N 0 659'Gee 659'5€2 0 0 0 659'GEC o) 4.00¢
G6E'LYL N 0 GBE' LYl GBE' LYl 0 0 0 S6E LYl 0 4800¢
G6E' IVl N 0 G6E' LYl G6E'ILPL 0 0 0 S6E'LYI 0 46002
SNeA XeL - X3J§  JdwWexy eneApessessy  ysnt OSIN ~ Buipiing ‘pueTSSEID pueTisnp UISIW [N JesA Xel

A10]1SIH anjep

WV 21:60 6002/20/LL ‘und AV #S:L1:6 6002/2/L ) 91e( 9A1308)]

(ec1) A
010Z JesA |10y 6808511 :Ae) sjeussyy PJeD 1093y Aisdold Ayunod soluon



Zio| ebed

anjea isnp |ejoL
N 00°L 00’1 00°1L 00'L

SneA TSIl SNEASSEBID 090" sselD  shkud dys do07 gjdaq

Jov §0'sel s8A 0 0 00S6 €68.1

TedAL sun# S8JON yideq juoid 8sn aiaunf

L Eleg puen

2er-92540 849¥¢ @334 Il ANVYISI VIHILSIM OL rav INO110g AvE
uondiiosaq |ebe

‘dd092 g34
vaa sweN
SOWEN PaJeIdossy

SANVISI 3HOHSH40 ‘ANV INVOVYA  1ppy |eoisAud
awepN ssauisng

MBIADY IXON aleq jo0adsu|
Ty uonouniu) ywI4

0056 Od ON Buisno ajqepioyy

000S dnouo |IN 2608511 Aoy Ny

0.9 PUaN ¥2¢-,9-9€-000000-096€£2100 [32.Jed

0P0OEE 14 LSIM AN
§G¥Z X049 0d

dd00 934

AV ¥€:80 6002/60/L1L ‘UnY AV LL:PE'8 6002/6/L | @1 9A110843
010¢ Je3dA |10y 1608SL1 Aoy sjeussly

(€20) pie) pJooay Apadold AJuno) soluol



Zjoz :abed

6LL'12 000'sZ ell'o 6LL'9Y 0 0 6ll'o 2 42861
6LL'12 000'sZ 6LL'OF 6LL'Op 0 0 6LL'oy 0 €861
6LL'1e 000'sZ 6LL'O 6LL'Op 0 0 6LL'9¥ 0 4v861
6LL'1e 000'sZ 6LL'0F 6LL'9p 0 0 6LL'O o) 45861
6LL'1e 000's2 6LL'O 6LL'Op 0 0 6L2'9F 0 49861
6LL'1e 0 6LL'L2 612'12 0 0 6LL'12 o] /861
S0S'ZL 0 S05'ZL S0S‘ZL 0 0 S0S'Zt o) 48861
S0S'ZL 0 50521 S05'Z1L 0 0 G0S'Z1 0 46861
S0S'ZL 0 S0S'ZL 50521 0 0 S0S'Z1 0 40661
S0S'Z1 0 S05'ZL S0S'Z) 0 0 S05'Z1 o) 41661
G0S'ZL 0 G0S'ZL G0S'ZL 0 0 S0S'Z) o) 42661
S05'ZL 0 S0S'Z1L S05'ZL 0 0 S05'ZL 0 4€661
S0S'Z1L 0 S05'21L S05'ZL 0 0 S05'ZL o) 4v661
S0S'CL 0 S05'ZL 50521 0 0 S05'Z1 0 45661
S0G'2L 0 S0S'ZL S0S'ZL 0 0 S0s'zl o] 9661
S0S'CL 0 S0S'ZL S0S'Z) 0 0 G0S'Z1 o) 42661
G0S'CL 0 G0S‘ZL S0S'ZL 0 0 S0S'2 o) 48661
S0S'Z1 0 S0S'Z1L G0S'Z1 0 0 S05'ZL o) 46661
S05'Z) 0 S05'Z1 S0S'ZL 0 0 S05'2L o] 40002
S05'ZL 0 S0S'Z1 S0S'ZL 0 0 S05'ZL o] 41002
S0S'ZL 0 S0S5'Z1 S05'ZL 0 0 S0S'ZL o) 42002
S05'ZL 0 S0S'ZL S05'Z1 0 0 S05'Z1 0] 4€002
G0S'ZL N 0 S05'ZL S0S'ZL 0 0 S0S'ZL 0 4v002
S0S'ZL N 0 605'ZL S0S'ZL 0 0 0 S0S'Z1 o) 45002
S0S'ZL N 0 S05'ZL G0S'Z) 0 0 0 S0S'Z) 0 49002
S0S'ZL N 0 G0S'ZL S05°ZL 0 0 0 S0S'Z) 0] 42002
S05'ZL N 0 S0S'Z1L G0S'ZL 0 0 0 S0S'Z1L o) 48002
G052 N 0 S05'Z1 G0S'ZL 0 0 0 S05'ZL o] 46002
SneA Xel X3Is  Wdwexy oNje\ Passassy  isnf ~ OSIN Buipiing puE7 SSEID pueTisnr WS [eA  JesA xel

A10}1SIH anjea

AV ¥€:80 6002/60/L1L ‘Uny NV LL:¥E€:8 6002/6/L L 81BQ 3A11084T

(e20)
0102 JEOA 10 1608511 Aoy alRUIBlY ple) pi1ooay Ajladoid AlunoD a0Juopy



7 ‘T 19qWdA0N (palea)) deQ

-asodund 15y10 Aue 10j U0 pa1fal

Location Map from Monroe
County Property Appraiser
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300-Foot Radius Map
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Wisteria FLUM Designation Application — 300 Foot Radius Owner List

123960 123950
FEB CORP FEB CORP
P O BOX 2455 PO BOX 2455

KEY WEST, FL 33040 KEY WEST, FL 33041-2455
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Port and Waterfront Use

Compatibility Analysis

Study Area:
Key West Bight
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Data:

Data from the Monroe County Property Appraiser’s Office, Monroe County Clerk’s Office, and City of
Key West were used in this study.
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KEY WEST BIGHT
HISTORY:

Key West’s natural deep water harbor originally made the island an important port in the
United States fight against piracy. Over time development of the port made Key West the
wealthiest town in Florida. The Bight served as an international trade port for the
wrecking industry, the shipping industry between the Unites States and Cuba, the natural
resource harvest industry, the US Military, and the yachting community.

The Port transitioned from a sailing port to steam engines and eventually to petroleum
powered vessels. Today the Bight is a recreational and commercial working waterfront
catering to locals, tourists and the yachting community.

The last of the non-military heavy industrial uses were eliminated as a result of changing
market forces in the 1970s. In the mid ‘80s the Bight property went up for sale, the City
of Key West purchased the property and has guided the redevelopment of the Bight to the
mixed use, high intensity commercial oriented district it is today.

The port has been home to a wide variety of simultaneous uses since its inception. The
varied land uses and conditions have coexisted in relative proximity to each other in a
stable fashion. The primary impact on the port’s indigenous mix of uses has been
economic forces. No use or condition was found to have unduly negatively impacted
directly or indirectly another use or condition in the port.

ANALYSIS:

In the City of Key West, approximately 174 acres around the Key West Bight were
studied (containing approximately 88 acres of upland and 86 acres of bay bottom). The
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Bight is a mixed use area consisting of the following: heavy industrial military
installations; vessel dockage/ marinas (commercial, recreational, institutional and live
aboard); marina-related and non-marina-related hotels, commercial (retail, restaurant,
service), and non-transient housing (affordable and market-rate). The area of focus for
this study consists of the Bight area proper and its adjacent properties (as depicted
below).

Zoning:

The Bight study area spans 10 zoning districts:

e Conservation — Open Water (“C- e Historic Medium Density
ow”) Residential (“HMDR”)
e Military (“M”) e Historic Planned Redevelopment
e Historic Residential Commercial (“HPRD”)
Core (“HRCC”) e Historic Public Service (“HPS”)
e Historic Residential Commercial e Public Service (“PS”)
Core - 1 (“HRCC-17) e Historic Neighborhood Commercial
e Historic Residential Commercial (“HNC™)

Core - 2 (“HRCC-2”)

Wilstaria !

Bight Area Zoning /

Permitted Uses:

e  Adult entertainment establishments e Educational institutions and day care
e Business and professional offices e  Group homes
e Cemeteries ¢ Hospitals and extensive care
o Commercial retail low and medium e Hotels, motels, and transient lodging
intensity e Medical services
[ ]

Commercial retail high intensity
e Community centers, clubs, and
lodges

Multiple-family residential dwellings



¢ Nursing homes, rest homes and
convalescent homes
Parking lots and facilities
Parks and recreation, active and
passive

e Places of worship

Existing Uses:

Restaurants, excluding drive-through
Single-family and two-family
residential dwellings

Veterinary medical services

The existing uses within the Bight area consist of the following:

Affordable Housing
Bars & Lounges

WRLCOMY KLY WEST
L4
AEY WAST MIHTY FERKY TUROMUNAL
o

Adult entertainment establishments

Business and professional offices

Luxury Waterfront Condos
Marinas
Military Industry

Parking lots and facilities

passive

Restaurants

e RV Park (Military)

e Single-family and two-family
residential dwellings

Multiple-family residential dwellings

Parks and recreation - active and

e Commercial retail low and
medium intensity
e Commercial retail high

intensity

e Community centers, clubs,
and lodges

e Educational institutions and
day care

e Ferries & Ferry Terminals
e Fuel Stations
e Transient lodging




Density (units per acre)

The Bight area has the highest permitted and
actual densities in the city. The permitted
density varies between 22 units per acre and
zero units per acre. The actual average density
of residentially used, or mixed use parcels is 44
units per acre; with spikes as high as 96 and 69
units per acre.

Residential uses are permitted uses in all zoning
districts that make up the Bight area. 85% (864 units) of the residential units are transient;
all the transient units are located within hotels/ resorts, 76% of which are associated with
publicly accessible marinas and/ or waterfront. 12% of the units are affordable (125
units) and the remaining 24 units are market-rate condos and apartments.

Intensity (Floor Area Ratio “FAR”)

The maximum FAR for the bight area is 1.0.
The range of FAR is between 0.5 (HRCC :
district) and 1.0 (HRCC-1 district). The =S8
average actual FAR in the Bight area is 0.7, M
with spikes as high as 2.8 and 1.9.

Existing Development Threshold “EDT”

The EDT is measured as a ratio of the
cumulative percentage of the actual density and intensity developed on a site versus the
permitted density and intensity. If the ratio is less than 100%, there is development
potential on the site. If the EDT exceeds 100%, then the site exceeds its maximum
permitted density and intensity.

The average existing EDT at the Bight is
272%'. That is the average level of
development rights exercised at the Bight
which exceeds the level allowed under
current code by 172%.  There are
individual properties that exceed permitted
development thresholds by as much as
1,336%.

! Excluding the Porter Place Housing Project. Porter Place exceeds density by approximately 9,000% and thus severely
skews the results.



Intensity Transects

Transects were analyzed in terms of density and intensity. The base analysis is the
permitted intensity under the respective zoning districts. The transect data was displayed
in following charts. The existing intensity reflects the actual intensity of the properties
through which the transect moves. The transects reveal that the intensity of the Bight
area is highest adjacent to the waterfront and decreases dramatically with the increase in
distance from the waterfront.

s C-OW .

Key West Bight

The A-B transect stretches from the waterfront at Waterfront Market to the edge of the
study area and into the residential district. The transect passes through six properties and
three zoning districts and various uses (waterfront oriented commercial, neighborhood
commercial, and residential. The following chart shows the actual change in intensity
from point “A” at the waterfront to point “B” in the residential district, and the change in
permitted intensity along the same line.

Intensity Cross-section A-B

Waterfront

Transition to Residential Zoning

|
|
t

200 |

% Existing Intensity

150

% Permitted Intensity

100 1.0 FAR, 22 unit/ac

%

50%

0% 0.01 FAR, 0.1 unit/ac

1 2 3 4 5 6



Transect A-B shows marked decrease in intensity as it moves away from the waterfront.
The intensity at the waterfront is approximately 300% of that which is permitted by the
current code. As the distance from the water increases, the intensity decreases
dramatically until eventually dropping below the maximum permitted levels.

Transect C-D stretches from the waterfront at the Galleon to the edge of the study area.
The transect passes through five properties, two zoning districts, hotels, restaurants, bars,
and retail. The following chart shows the change in actual intensity from point “C” at the
waterfront to point “D” at Greene Street, as well as the change in permitted intensity
along the same line.

Transect C-D again reveals the pattern of high intensity adjacent to the waterfront (in the
case exceeding permitted intensity by 400%. As the transect moves away from the water
intensity decrease nearly linearly until eventually dropping well below the maximum
permitted intensity.

Intensity Cross-section C-D

Waterfront

500%

400%
Existing Intensity

300% —
Transition to. Transition out of
Residential Zoning Residential Zoning

| Permitted Intensity
|
| / 1.0 FAR, 22 unitiac

0.01 FAR, 0.1 unit/ac

200%

100%

0%

Transect E-F stretches from the waterfront at the Ocean Key House to the edge of the
study area. The transect passes through twelve properties, two zoning district, hotels
restaurants, bars, retail, government offices, and residential. The following chart shows
the change in actual intensity from point “E” at the waterfront to point “F” in the
residential area, as well as the change in permitted intensity along the same line.



weronINtensity Cross-section E-F

Existing Intensity

300%
250%
200%

Duval Street Corridor

Permitted Intensity Transition to
Residential Zoning

150%

100% 1.0 FAR, 22 unit/ac
50%
0% 0.01 FAR, 0.1 unit/ac

1 2 3 4 5 6 7 8 9 10 11 12

Transect E-F again shows high intensity adjacent to the waterfront. This transect crosses
Duval Street which is also revealed to have high intensity, though not nearly as high as
the waterfront. The intensity then drops off as the transect moves into the residential
district.

Transect G-H stretches from the waterfront at the Westin Resort to the edge of the study
area. The transect passes through seven properties, two zoning districts, hotels, retail,

and residential. The following chart show the change in actual intensity from point “g” at
the waterfront to point “H”, as well as the change in permitted intensity.

Intensity Cross-section G-H

Waterfront

250% : Existing Intensity

200%

Transition to Residential Zoning
Permitted Intensity

150%

100% 1.0 FAR, 22 unit/ac

50%

0,
0% 0.01 FAR, 0.1 unit/ac

Transect G-H continues to demonstrate the overall trend we have seen in the above
transects. Intensity is highest adjacent to the waterfront, many times that which is
permitted by current code, and overall intensity decreases as distance from the water
increases.



The following graph demonstrates the average intensity of all transects. The average
clearly demonstrates the high intensity adjacent to the waterfront and the decrease related
to distance from the water.

Average Transect Intensity
Waterfront

350% 1

300%

250%

/ Existing Intensity

200%

150%

100%

50%

0%




Regulatory Review

32% of the Bight study area properties analyzed in this report have been the recipient of
recent City of Key West and Department of Community Affair (“DCA”) reviews and
approvals for various activities including Development Plan approvals shoreline and
Coastal Construction Control Line [EEgg % %

variances, and settlement agreements.
One project resulted in permanent
housing adjacent to the waterfront. The
project required a Comprehensive Plan
Amendment, Zoning Amendments,
and development plan approvals, all of
which were reviewed and approved by
the DCA®.

Compatibility

The Key West Bight is a vibrant activity center with heavy pedestrian traffic. The mixed
use nature permits the maximum
activity opportunity with minimum
transportation needs. Within the bight
area residents and visitors are able to ' e e
moor vessels, park vehicles, lodge in - —
adjacent establishments, purchase fuel,
groceries and fresh seafood, perform
banking, legal and other professional
business operations, engage in tourist
activities, dine and drink in adjacent
restaurants and bars, obtain minor
vessel repairs, parts and service.

Economy of Scale

The existing level of densities and intensities permits an economy of scale that creates
synergistic effects between the uses. Seemingly incompatible uses such as commercial
fishing and high end dining establishments actually complement each other. We found
tourists and locals gathering around the commercial fisherman as they unloaded catch or
cleaned fish along the docks. The tourists found the processes interesting and the
resulting waterside activity when fish remains were fed to Tarpon, Snapper, Permit and
Mullet that were fascinating to the onlookers. Diners commented how fresh the seafood
they were eating was, as they watched catch being unloaded and transported into
restaurants and grocers.

2 Railway Apartments and The Steam Plant

10



The economy of scale has also allowed the Bight to be sewage-free for many years, prior
to most other Keys ports. All the docks provide pump to state of the art sewage
treatment, drastically improving water quality.

Spatial Segregation

Compatibility is also promoted through spatial
segregation and gradation of various uses. The
Military Industrial activities occurring in the Bight
are spatially segregated from the civilian activities,
on both land- and water-side. Larger commercial
vessels (ferries & tug boats) are also segregated
from the smaller scale commercial and recreational
vessels. The large commercial vessels (ferries) are docked most closely to the Military
operations, with the landside public boardwalks and walkways partially obstructed to
insure transportation security. At the points of obstruction, the walkways are diverted
around the secure areas and allowed to resume on the other side.

Other uses are segregated to enhance compatibility. The more upscale yachting-type
docks are often access restricted to prevent non-boat owners and guests from accessing
the actual vessel dockage. In these cases the boardwalk proceeds unobstructed, but the
docking piers permit only authorized persons to access them. In this way, the general
public may have full access to the waterfront, but not have access to individual vessels.
Additionally, there is the large center pier for public access whereon the historic turtle
kraals and the turtling museum is located. Access to this pier allows the non-boat owning
visitors to not only access the water-side of the bight, but to also view the Bight’s land-
side from the water.

Educational Opportunities

The scale and variety of uses
combined at the waterfront
creates significant educational
opportunities for the public. The
Bight has educational signage
and exhibitions for commercial
and recreational fishing, near
shore water quality, storm water
management, marine safety,
environmental awareness, reef
protection and restoration, boater
safety, sea grass protection and
restoration, Transportation Safety Administration, manatee protection, historical
significance of the Bight, and historic seafood harvesting. The many complementary and
synergistic uses create spatial relationships that the educational and regulatory agencies
exploit to educate the Bight visitors about critical issues. If the economy of scale and

11



variety of uses were not located at the Bight the effectiveness of these educational
opportunities would be drastically less effective.

Other Considerations:

During this study of the Key West Bight, two other issues emerged: The loss of transient
units and the need for affordable housing.

Loss of Transient Units

The Key West Bight is a microcosm of the Keys as a whole and like the Keys, the Study
area has lost a significant number of transient units. Of the several hundred transient
units located within the Bight Study Area the Bight lost 96 units in the last six years. The
96-unit Jabours RV Park was taken offline for redevelopment approximately 5 years ago.
The park consisted of hotel-type units, RV spaces, and camp sites. The redevelopment
plan was approved for 38 units. The project has run into financial issues and all work has
subsequently stopped. If the project is completed the Bight Study area will lose 58
transient units, however, as of today the Bight study area has lost 96 transient units.

Transient unit loss at the Bight is symptomatic of the loss occurring throughout the Keys.
According to Monroe County Tourist Development Council studies, the Keys have
experienced a loss of 2,530 units due to abandonment, disasters, nonconformity clauses
in the Comprehensive Plans, and redevelopment’.

Affordable Housing

Several affordable housing projects exist in and around the Bight. There is public
housing, small individual workforce units above shops and offices, and the most recent
project, the Railway Apartments, is adjacent to the waterfront and was completed in May,
2008. It had only two vacancies by the end of June. The rapid construction and
occupation of the affordable units demonstrates the tremendous need for such housing in
and around the employment centers and in this case within the Bight area itself.

According to the 2007 Florida International University study® “Monroe County, Florida
Affordable Housing Needs Assessment” Monroe County has lost 5% (2,024) of its
workforce since 2000 due to a lack of available affordable housing. At the same time the
County lost 16% (2,058) of its rental units primarily to the second home market.

According to the study, the highest demand for housing exists in and adjacent to Key
West. By placing workforce housing in the same location as employment and
entertainment, the cost of living is further reduced by eliminating travel costs.

Given the mixed use nature of the Bight and the trip generation effects the Bight has as a
destination, tourist and workforce accommodations within the Bight have a synergistic

3 “Transient Unit Loss in the Florida Keys”, a 2008 study by Trepanier & Associates
4 Please see attached.
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effect. They put the customers and the workers of the destination in the destination,
thereby reducing trip generation and congestion.

Key West Bight Conclusions

The Bight has a wide variety of uses which are made compatible through specific
strategies of spatial segregation and gradation. Uses are segregated according to the
relative impacts and security requirements. All uses are visually accessible with no
apparent segregation. The segregation and gradation allows what may appear to be
incompatible uses to not only be compatible but synergistic. The varied land uses and
conditions were found to coexist in relative proximity to each other in a stable fashion
over time such that no use or condition is unduly negatively impacted directly or
indirectly by another use or condition, as defined in 9J-5.003(23) of the Florida
Administrative Code.

The Bight has average density and intensity levels double that of the highest permitted
level in the City. Most properties have exercised their full residential density rights as
well as their full commercial floor area rights. These are indigenous developments
created prior to existing zoning. These high density-intensity levels promote an economy
of scale that is not only commercially, visually and socially appealing but is also heavily
exploited by educational and regulatory agencies for educational and environmental
quality improvement purposes.

This highly dense and intense waterfront has become the jewel of the City. The publicly

accessible waterfront boardwalks provide visitors and locals alike unprecedented
opportunities to enjoy the natural and cultural assets that make Key West special.

13
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1.0 Introduction

Wisteria Island is a man-made spoil island located adjacent to Key West (Figure 1).
The island is approximately 21 acres in area and also includes an adjacent bay
bottom ownership. The habitats on the island are by definition disturbed since the
entire island is man-made. However, portions of the island include jurisdictional
wetlands including that are classified as mangrove wetlands and salt marsh
buttonwood wetlands. In addition to the exotic vegetation that dominates the

majority of the island, native vegetation is also present.

The purpose of this report is to provide a biological assessment of the island in
order to determine the types and extent of habitats present, with particular emphasis

on the identification and delineation of upland and wetland habitat types.

2.0 Methods

A series of site visits were conducted during late 2006 and early 2007. The entire
property was evaluated by walking a series of transects that traverse the parcel.
Recent high-resolution aerial photographs were used to delineate the habitats and
environmental conditions on the island. All wetland habitats were flagged for

survey purposes.

Field data was digitized onto geo-rectified Digital Ortho Quarter Quad (DOQQ)
maps using ARCGIS desktop Geographic Information System software, and habitat
extents were calculated using the XTools software extension. This analysis
provides an approximation of habitat areas, but is not intended to substitute for a

survey.

Habitats were defined by the presence of appropriate vegetation, and habitats were
defined within the context of the Florida Land Use, Cover and Forms Classification

System (FLUCCS) (Table 1).
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Table 1. Habitat definitions appropriate for Wisteria Island based on the Florida
Land Use, Cover and Forms Classification System (FLUCCS).

Habitat Type FLUCCS Code

Disturbed 740
Disturbed with Mangrove 740.2
Disturbed with Salt marsh 740.3
Disturbed with Exotics 740.5

3.0 Results

3.1 Habitat Types

A total of three habitat types were identified on Wisteria Island: disturbed uplands
with exotic vegetation (740.5), disturbed salt marsh buttonwood wetlands (740.3),
and disturbed mangrove communities (740.2) (Table 2, Figure 1).

Table 2. Habitat types on Wisteria Island exclusive of submerged lands. Habitat
types were delineated based on field reconnaissance, and habitat areas were
calculated using ARCGIS mapping software.

Habitat Type ABBEOXISAE Comments
Acres
Occurs on higher elevations over most of
Disturbed Uplands 18 +- the lslar{d, invasive exotic ve'getatlon
predominates, scattered native
vegetation in understory
Disturbed Salt Marsh 1.8 Occurs on three locations on the island,
Buttonwood Wetlands (large) : non-tidal,
Disturbed Mangrove Wetland 1.4 (?ne loc'atlon on western side of island,
tidally influenced
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Disturbed lands may be defined as “lands that manifest signs of environmental
disturbance which have had an observable effect on the structure and function of
the natural community which existed on the site prior to the disturbance” (Monroe
County Comprehensive Plan, Volume II, Section 9.5-4, D-14). Using this
definition, all habitats on Wisteria Island are functionally disturbed, although a
further categorization of disturbed habitat types is appropriate based on the

predominance of vegetative cover.

Disturbed uplands were the predominant habitat on the island, over the majority of
the island (Table 2, Figure 1). The vegetation on these disturbed uplands was
mainly invasive exotic pest plants, with Australian pine (Casuarina spp.) being the
most common species. Seaside mahoe (Thespesia populnea), Brazilian pepper
(Schinus terebinthifolius) and bowstring hemp (Sansevieria hyacinthoides) were

also common invasive exotic plants on upland areas.

Native plants are also present throughout the upland portion of the island although
they constitute a minor vegetative component relative to the exotic vegetation.
Native plant species on the island include seagrape (Coccoloba uwvifera),
buttonwood (Conocarpus erectus), bay cedar (Suriana maritima), joewood

(Jacquinina keyensis), and black torch (Erithalis fruticosa).

Disturbed salt marsh wetlands occurred at lower elevations and occurred along the
perimeter of the island, mostly towards the eastern side of the island (Table 2,
Figure 3). Vegetation in the salt marsh community included buttonwood in the
overstory with an understory of herbaceous wetland plants including sea oxeye
daisy (Borrichis frutescens), saltwort (Batis maritima) and glasswort (Salicornia
spp.) and sea purslane (Sesuvium portulacastrum). Sea lavender
(Argusia gnaphalodes) was present on the island in some of the shoreline areas, but

was generally uncommon.
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The mangrove wetlands were found in one large area on the western side of the
island (Table 2, Figure 3). This area of mangroves is subject to regular tidal
inundation over the southern portion, and is vegetated primarily with red mangroves
(Rhizophora mangle). At higher elevations, scattered black (4vicennia germinans)

and white (Laguncularia racemosa) mangroves are present.

The shoreline of Wisteria Island is approximately 4,000 linear feet, and consists of
loosely aggregated limerock and fine sediments that form a narrow artificial beach
over most of the perimeter. The vegetation along the shoreline is a mixture of
invasive exotic and native vegetation. The transition from the shoreline to the
adjacent upland vegetation is abrupt over most of the island with the exception of
the low, flat beach area on the eastern portion of the island. Erosion from wave

action and past storms is evident over extensive portions of the shoreline.

3.2 Threatened and Endangered Plants and Animals

No state or federally protected animals were observed during the evaluation of the
Wisteria Island property. Because the habitats are disturbed and the island is
isolated from other natural areas, the potential for use of the island by state or
federally protected animals is unlikely. Highly mobile species such as wading birds
are able to access the site, and may use occasionally use portions of the island,
especially the mangrove wetland, for foraging. State-listed wading birds such as
the White Ibis, Great White Heron, Snowy Egret, and Little Blue Heron almost

certainly use the island periodically, but were not observed.

Protected plants listed as threatened or endangered by the State of Florida are
present on the property. Bay cedar was common in several areas on the island, and

joewood, black torch and sea lavender were also present.
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Table 3. Threatened and endangered plant and animal species present or reasonable
expected to be present on Wisteria Island.

Common Name (Scientific Name) State/Federal Status Notes

PLANTS

Bay cedar (Suriana maritime) E / none Common on perlph.ery of island
near shoreline and in wetlands

Joewood (Jacquinina keyensis) E / none Uncommon

Black torch (Erithalis fruticosa) T / none Common at hlghgr elevations
away from shoreline

Sea lavender (Argusia gnaphalodes) E / none Uncommon along shoreline

BIRDS

Little Blue heron (Egretta caerulea) SSC Potential in mangrove wetlands
and along shoreline
Potential in mangrove wetlands

Snowy Egret (Egretta thula) SSC and along shoreline

Tricolored Heron (Egretta tricolor) SSC Potential in mangrove wetlands
and along shoreline

White Ibis (Eudocimus albus) SSC Potential in mangrove wetlands

and along shoreline

E = Endangered; T = Threatened; SSC = Species of Special Concern; Rl = Regionally Important

4.0 Environmental Impacts

4.1 Impacts to Disturbed Wetlands

Adverse impacts to the disturbed mangrove wetland system located on the southern
portion of the island are not anticipated. This mangrove system is proposed for on-
site preservation and enhancement. Enhancement of this on-site wetland preserve
will occur by creating a transitional buffer zone from the mangrove community to
the adjacent development. This buffer zone will be vegetated with suitable salt-

tolerant vegetation, resulting in an overall improvement of the wetland system
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through the treatment of stormwater and the elimination of invasive exotic

vegetation.

Impacts to disturbed salt marsh wetlands are anticipated as a result of the proposed
development of Wisteria Island, however the extent of these impacts has yet to be
determined. Impacts to disturbed wetlands will require an Environmental Resource
Permit (ERP) from the South Florida Water Management District and also
authorization from the U.S. Army Corps of Engineers. Obtaining these
environmental permits will require significant planning and coordination, and will
require appropriate compensatory mitigation to offset any adverse impacts
associated with the proposed project. Thus, it is anticipated that the coordination
resulting from the ERP process will adequately address any wetland impacts in the

form of mitigation, and result in no adverse impacts to the environment.

4.2 Stormwater, Contaminants and Invasive Exotic Vegetation

Presently, stormwater is not being managed on Wisteria Island, and un-treated
runoff from the island is directly entering adjacent Class III Outstanding Florida
Waters and the Florida Keys National Marine Sanctuary. As part of the ERP
process, a stormwater management plan will be developed for the island. This
stormwater management plan will incorporate wetland and shoreline buffer areas,
swales, and a variety of physical stormwater structures to prevent stormwater

degradation of the adjacent nearshore waters.

Presently Wisteria Island has a significant accumulation of solid waste and
contaminated materials resulting from storms and human activity. A recent
inspection of the island revealed a variety of environmental contaminants including
large qualities of lead (batteries, boat keels), petroleum products (fuel and oil
containers), and miscellaneous solid waste. As part of the ERP process, the entire
island, including the mangrove wetlands and shoreline, will be cleaned of

environmental contaminants and maintained free of debris in perpetuity.
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Wisteria Island is densely vegetated with invasive exotic vegetation including
Australian pine, seaside mahoe, Brazilian pepper and bowstring hemp. The
presence of this dense accumulation of invasive exotic vegetation is an
environmental problem for the adjacent Key West National Wildlife Refuge,
providing a persistent seed source for the continued re-establishment of invasive
exotic plants on nearby islands, notably Woman Key, Boca Grand Key and the

Marquesas Keys.

As part of the development process, all invasive exotic vegetation on the island will
be removed. In addition, the open space portions of the island, including all
wetland preserves and shoreline buffers, will be maintained free of invasive exotic

plants in perpetuity, as generally required by conditions of an ERP.

4.3 Threatened and Endangered Plants and Animals

As indicated previously, no adverse impacts to threatened or endangered animals
are anticipated as a result of the development of Wisteria Island. The island is man-
made and is vegetated mainly with invasive exotic vegetation. The most productive
habitat area on the island is the mangrove wetland system at the southern end of the

island, and this area will be preserved and managed in perpetuity.

Several species of wading birds that are listed as a Species of Special Concern
(SSC) by the State of Florida utilize the mangrove wetlands and shorelines of the
island for occasional foraging. Species most likely to utilize the island include the
White Ibis, Great White Heron, Snowy Egret, and Little Blue Heron. No nesting or
roosting colonies of any of these birds are present on the island as the island is
unsuitable for nesting. These wading bird species are capable of acclimating to
human presence, and will continue to utilize the islands mangrove and shoreline

habitats once the development is completed.



Wisteria Island Environmental Assessment Page 8

Several plant species listed by the State of Florida are present on the island
including bay cedar, joewood, black torch and sea lavender. Additional native
plants afforded protection under the Key West Land Development Regulations
include buttonwood, sea grape, poisonwood, and all three mangrove species. It is
likely that the development of the island will impact many individual protected
plants as the topography and elevations over much of the island will require

modification.

Mitigation for impacts to protected plants can be accomplished by either
transplanting or replacing any affected plants into the on-site landscape buffer
areas, especially those located adjacent to the mangrove wetland preserve and the
shoreline. The specific details of the protected vegetation mitigation plan will be
developed as planning for the development proceeds, and will comply with the
appropriate sections of the Key West Land Development Regulations and

Comprehensive Plan.
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5.0 Figures and Reference Photographs

Habitat Types
[ visturbed with Mangrove (740.2)
[ oisturbed with Satt marsh 740.3)

|:] Disturbed Exotic Vegetation (740)

@ Wisteria Island Habitat Types

Consulting Engineering and Sdence, Inc.
8925 SW. 148th Street, Suite 100

Miami, Florida 33176

Figure 1. Habitat types on Wisteria Island as defined by the Monroe County
Comprehensive Plan, Volume II, Section 9.5-4.
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Photograph of the northern shoreline of the island looking west.
Tank Island (Sunset Key) can be seen in the distance.

@ REFERENCE PHOTOGRAPH # 1

Consulting Engineering and Science, Inc. WISTERIA ISLAND

8925 S.W. 148th Street, Suite 100
Miami, Florida 33176 KEY WEST, MONROE COUNTY, FLORIDA
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Photograph of typical disturbed uplands showing an overstory of
exotic Australian pine and an understory that includes native trees,
shrubs and grasses.

@ REFERENCE PHOTOGRAPH # 2

Consulting Engineering and Science, Inc. WISTERIA ISLAND

8925 S.W. 148th Street, Suite 100
Miami, Florida 33176 KEY WEST, MONROE COUNTY, FLORIDA
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Photograph of tidal mangrove wetlands growing along the south
western shoreline.
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Photograph of tidal mangrove wetlands growing in the interior of
the island on the western portion. The majority of the mangroves
on the island are red mangroves.
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Photograph of disturbed salt marsh wetlands showing herbaceous
wetland plants in the understory and scattered buttonwood in the

overstory.
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Overview

The Monroe County Department of Marine Resources is responding to the variety of negative
impacts generated in crowded Keys anchorages. These impacts include seagrass damage from
ground tackle, lack of space for transient vessels, abandoned and derelict vessels, sunken vessels,
marine debris, and most importantly the illegal discharge of sewage.

In 2001 Monroe County successfully implemented a mooring field in Boot Key Harbor as a
means of managing anchorage related boating impacts. An ordinance was approved by the
Board of County Commissioners authorizing the regulation of boating activities within that
mooring field, as well as future County mooring fields. Also in 2001 the Board gave approval
for the Department of Marine Resources to apply for grants to fund the implementation of
moorings and associated pump-out facilities for a Keys-wide system of mooring fields. The
Department of Marine Resources generated a ‘Project Proposal for a Keys-Wide Mooring
System’ which accompanied a Coastal Impact Assistance Program grant. The proposal outlined
the extensive planning process involved to achieve a successful mooring field system.

This ‘Preliminary Planning Document’ (document) is the first document generated from the
initial planning process. Each of the anchorage sites that were previously determined to be
problem areas was visited and a site evaluation was conducted. The following sections describe
the findings of those site visits, possible recommendations, and priority levels. This document is
intended to be a starting point in the planning process. Each of the problem sites should be
revisited with representatives of coordinating state and federal agencies to further review the
situations and determine specific goals for each site, and the mechanisms to achieve those goals.

Objectives

It is important that the objectives of the Keys-wide mooring field system concept are clear from
the start, and that all coordinating agencies agree on the goals. The following objectives have
been identified:

1) Eliminate abandoned and derelict vessels in anchorage areas

2) Provide anchorage space and minimal services for transient vessels
3) Reduce benthic damage caused by ground tackle in anchorage areas
4) Eliminate the unlawful discharge of sewage into the water column

Managed mooring fields have been acknowledged by Monroe County and the Department of
Environmental Protection as a mechanism, or strategy, by which these objectives can be
achieved. The appropriate disposal of vessel sewage is a major priority for this program.



Anchorage Site Evaluations

Each of the anchorage sites, identified in prior studies, was visited for a preliminary site
evaluation by the County Marine Resources Planner between 12 March and 23 April 2002
(Diagram 1). A variety of site data was collected, including: physical and biological data (depth,
seagrass, etc.), cultural data (types of boats and boaters), and logistical data (where boaters
access land, availability of pumpouts, etc.) An ‘Anchorage Site Evaluation Form” was generated
for each site using the collected data. The following fifteen evaluation forms are compiled in

geographic order from the upper Keys to the lower Keys.
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ANCHORAGE SITE EVALUATION FORM

Date: March 12, 2002

General Information
Region of Keys: Upper Keys

Specific Location:  Little Manatee Bay

Current Anchorage Population: Only 3 vessels; 2 sail, 1 power

Type of Vessels in Anchorage: Typical long-term liveaboards
Water Depth: 4-5°
Benthic Environment: Sparse seagrass

Bottom Type: Soft bottom

Zoning (is site within a regulatory zone?): No

Site/Facilities Information

Landing Facility (if any): none identified
Pumpout Facility (if any): none

Parking Facilities (if any): none identified
Any County Facilities or Land? No

Other Facilities (if any): Manatee Marina is the primary facility in the vicinity

Site Overview

General Condition/Situation: Very few boats anchored. Does not appear to be any significant

problem. The several boats may be storage boats. They may use the marina for access (difficult
to ascertain).

Preliminary Recommendations: Leave as is. No apparent problems.

Priority Level: Low




ANCHORAGE SITE EVALUATION FORM

Date: March 13, 2002

General Information

Region of Keys: Upper Keys

Specific Location:  Blackwater Sound

Current Anchorage Population: Five Boats

Type of Vessels in Anchorage: Both sail and power in good condition
Water Depth: 6-8°
Benthic Environment: Sparse seagrass

Bottom Type: Soft bottom

Zoning (is site within a regulatory zone?): No

Site/Facilities Information
Landing Facility (if any): Caribbean Club and possibly Bayside Marine

Pumpout Facility (if any): None

Parking Facilities (if any): Possibly at Caribbean Club and Bayside Marine
Any County Facilities or Land? No
Other Facilities (if any): None

Site Overview

General Condition/Situation: On the south side of Stelrecht Pt. There are several vessels
anchored adjacent to the Caribbean Club where they pay for dinghy dockage (may also use

facilities at Bayside Marine). Closer to the point were several higher end vessels, probably

friends of shorefront owners. This does not appear to be a real anchorage, transient or otherwise.

Preliminary Recommendations: This site does not appear to be a heavily used anchorage and
there are no significant problems.

Priority Level: Low




ANCHORAGE SITE EVALUATION FORM

Date: March 13,2002

General Information

Region of Keys: Upper Keys

Specific Location: Tarpon Basin
Current Anchorage Population: Seven boats

Type of Vessels in Anchorage: Mostly sail; good condition; probably transients
Water Depth: 6-8°
Benthic Environment: Sparse seagrass

Bottom Type: Soft bottom

Zoning (is site within a regulatory zone?): No

Site/Facilities Information

Landing Facility (if any): None apparent; most of the vessels are far from shore

Pumpout Facility (if any): None

Parking Facilities (if any): None apparent
Any County Facilities or Land? No
Other Facilities (if any): None

Site Overview

General Condition/Situation: There were several vessels along the eastern shoreline as well as
the southwestern shoreline. Most were fairly far from shore, indicating that they are not landing
anywhere. Most likely they are all transients.

Preliminary Recommendations: This site does not appear to be a heavily used anchorage and
there are no significant problems.

Priority Level: Low




ANCHORAGE SITE EVALUATION FORM

Date: March 13, 2002

General Information

Region of Keys: Upper Keys

Specific Location:  Buttonwood Sound (Sunset Cove) around mm100
Current Anchorage Population: Approximately 25 boats

Type of Vessels in Anchorage: Both power and (mostly) sailboats; typical long-term
liveaboards as well as storage boats; many in poor condition; numerous derelict vessels.

Water Depth: 6-8’
Benthic Environment: Moderate seagrass

Bottom Type: Soft bottom

Zoning (is site within a regulatory zone?): No

Site/Facilities Information

Landing Facility (if any): Most of the liveaboards access land at the end of Bay View Drive,
which is apparently County property. On the west side of the dead end is Marina De] Mar
Bayside. There is a small jetty and fill area where liveaboards tie up their dinghies. There is
also a dirt ramp. The resort apparently allows the liveaboards to tie up there and walk on the
property (which may or may not be County property). ILiveaboards leave cars, bikes. and
mopeds on the right of way at the dead end. At the west end of the anchorage some liveaboards
access land via the Smilin’ Island property (451-1930).

Pumpout Facility (if any): None

Parking Facilities (if any): Only at Smilin Island, for those liveaboards at the western end of the
anchorage.

Any County Facilities or Land? Just the County road (Bay View Dr.) and the right of way.
Other Facilities (if any): None

Site Overview

General Condition/Situation: Sunset Cove is a moderately used anchorage by mostly low-end
liveaboards. The location of the anchorage is likely due to the access at the end of Bay View
Drive and the proximity to shopping. laundry facilities, places of work, restaurants, etc.

Preliminary Recommendations: This site is a problem for a number of reasons. Due to the
low-end nature of the anchorage there are derelict, sunken and unattended vessels. The
liveaboards park their vehicles on the right of way. Neighbors have complained about numerous
problems including vandalism, noise, and drug use.

Priority Level: High. This site, if developed as a mooring field, could also be convenient for
transient vessels transiting the ICW.




ANCHORAGE SITE EVALUATION FORM

Date: April 17, 2002

General Information

Region of Keys: Upper Keys

Specific Location: Rock Harbor

Current Anchorage Population: 30-35 boats
Type of Vessels in Anchorage:_Vessels in the outer anchorage are mid to high-end cruising

sailboats (30-40°). The inner, and primary anchorage is mostly lower to mid-end sailboats
around 25-30’, but mostly kept up and in operational condition. There are a few power and
houseboats, and only a very few abandoned or derelict vessels.

Water Depth:_The outer anchorage, adjacent to Rodriguez Key, 8-10° deep. The inner
anchorage ranges from 5-8’ deep.

Benthic Environment: Seagrass.

Bottom Type: Soft bottom

Zoning (is site within a regulatory zone?): No

Site/Facilities Information

Landing Facility (if any):_The only shoreside access appears to be the end of 2™ Ave., located
between Mandalay Marina: (adjacent and to the east) and the new condo (adjacent and on the

west side). The road dead ends into a impromptu ramp where dinghies tie off. The area is not

protected and there is no dock.

Pumpout Facility (if any):_There is a public pumpout facility at Rock Harbor Marina, adjacent
to and east of Mandalay Marina. The pumpout charge is $5.

Parking Facilities (if any): Liveaboards simply park on the right-of-way at the end of 2™ Ave.

Any County Facilities or Land?_The road (2™ Ave.) is County, all the way to the ocean.

Other Facilities (if any): There are several facilities in the area, but none that currently serve the
liveaboard community. The pumpout facility at Rock Harbor Marina is there to serve the public,
but is not currently used by the boaters in the anchorage.

Site Overview

General Condition/Situation: _The Rock Harbor anchorage has light to moderate use by both
local liveaboards and a few true cruisers. There are two distinct anchoring areas: the outer
anchorage behind Rodriguez Key which is used by transients as a stopover; and the inner
anchorage closer to shore which is utilized almost exclusively by liveaboards. The liveaboard
community at this anchorage does not appear to cause a large problem. Most of the vessels
observed appeared to be in working condition and are often used for sailing as well as a home.

There are only a few run-down, abandoned, or sunken vessels. The significant problems noted

were the lack of proper sewage disposal, the lack of appropriate dinghy dockage, and a lack of

appropriate parking. There have been no significant complaints about these problems. However,




the Public Works Department reported that due to a few complaints about parking they installed

‘no overnight parking’ signs on the east side of 2™ Ave. The existence of the public pumpout
facility at Rock Harbor Marina could be utilized to alleviate the sewage issue. As far as dinghy
dockage, if the County chooses to provide dockage it may be possible to do so utilizing the
public property at the end of 2™ Ave. However, there is little room for a dinghy dock and no real

appropriate parking area.

Preliminary Recommendations:__This anchorage area has existed for many years and is

apparently geographically convenient for both local and transient boaters. Although it may be
possible to close down the end of 2™ Ave. to access for dinghies or parking to eliminate the
anchorage, that is probably not a good solution. Considering that there is an existing pumpout
facility and County property 12“d Ave.) adjacent to the anchorage, the County should further

investigate possible scenarios for providing proper infrastructure without developing the
anchorage and increasing the number of vessels and associated impacts.

Priority Level: Moderate.




ANCHORAGE SITE EVALUATION FORM

Date: March 20, 2002

General Information

Region of Keys: Upper Keys
Specific Population: Community Harbor; MM 91.7
Current Anchorage Capacity: Approximately 20-25 boats

Type of Vessels in Anchorage: Both power and (mostly) sailboats; typical long-term
liveaboards as well as some storage boats; many in poor condition; numerous derelict vessels:;
some sunken and abandoned vessels.

Water Depth: 4-5°

Benthic Environment: Seagrass

Bottom Type: Soft bottom

Zoning (is site within a regulatory zone?): Idle Speed/No Wake

Site/Facilities Information

Landing Facility (if any):_Vessels use the facilities at Mangrove Marina (852-8380), if they so
choose. Steve Kurtz and Bernard Chiles are the co-owners. The marina management charges
vessels for use of the facilities which includes dinghy dockage, laundry, showers, parking, etc.

They currently charge $125-200 per month, depending on the size of vessel and number of
occupants.

Pumpout Facility (if any): Mangrove Marina has all their docks plumbed, as well as a pumpout
station at the fuel dock ($15 per pumpout). The pumpouts are not used by the anchor-outs.

Parking Facilities (if any):Parking is provided at Mangrove Marina in their fee.
Any County Facilities or Land?_None
Other Facilities (if any): None

Site Overview
General Condition/Situation: Community Harbor is a well defined harbor, bounded by the

shoreline and the mangrove fringe. A County marked channel marks the entrance to the harbor,
with a controlling depth of 4°. The entire harbor area is an idle speed zone. The harbor has been

a light to moderate use anchorage for many vears. primarily used by low-end local liveaboards.
Many of the vessels scour the bottom or rest on the bottom. This site has the typical anchorage

problems including ground tackle damage, derelict and abandoned vessels, and illegal sewage

dumping. The new marina owner has upgraded and improved the facility, which now offers it’s
services to the anchor-outs. Management supports the implementation of a mooring field.
Preliminary Recommendations: The problems in the anchorage could be minimized by putting

vessels on moorings and requiring routine pumping out. The existing infrastructure at the

adjacent marina would facilitate the implementation of a mooring field. It would be necessary to




work out an arrangement between the County and the marina for management of the anchorage.

The facility could also accommodate shallow draft cruising vessels.
Priority Level: High




ANCHORAGE SITE EVALUATION FORM

Date: March 27, 2002

General Information

Region of Keys: Upper Keys
Specific Location: Windley Key (bayside); mm 84

Current Anchorage Population: 10 boats

Type of Vessels in Anchorage: Both sail and power vessels, and several floating structures. All
in poor condition, some abandoned. Several sunken vessels and several tied up to mangroves.
All appear to be either local liveaboards or storage vessels. Only three of the vessels were
floating and in any decent type of condition.

Water Depth: 4-8’

Benthic Environment: Seagrass

Bottom Type: Soft bottom

Zoning (is site within a regulatory zone?): N/A

Site/Facilities Information

Landing Facility (if any): There are absolutely no facilities including shoreside access.
Boaters dinghy into a small break in the mangroves adjacent to US1.

Pumpout Facility (if any): No facilities

Parking Facilities (if any): None. Boaters either walk or leave bikes in the mangroves.
Any County Facilities or Land?_None
Other Facilities (if any): This site is directly across US1 from Holiday Isle Marina and Resort.

Site Overview

General Condition/Situation: This has always been a low-end anchorage and storage site for
local boaters. All vessels at the site are in disrepair and should not be on the water. Many
appear_to _have gone from liveaboards, to storage vessels, to sunken vessels. There are no
facilities to make this a convenient anchorage. Liveaboards probably find this site amenable due
to the somewhat hidden location of the anchorage and few people notice it, as well as the
easy/unregulated access through the mangroves.

Preliminary Recommendations: _This site is totally inappropriate as a liveaboard anchorage,
and is treated as a dumping grounds for old vessels. If not for the access through the mangroves
the site would probably not be used at all. It is however a convenient and aesthetically pleasing
site (if cleaned up) for cruisers transiting the ICW. As no facilities are available, it would be an
excellent one or two night stopover for cruisers that require no facilities, including landing, A
recommendation would be for the Village of Islamorada to shut off the mangrove access to
anyone, remove all the derelict/sunken vessels and simply allow this small harbor to be used by
transient vessels. Those vessels would be entirely on their on with no facilities or land access.

Priority Level: Moderate




ANCHORAGE SITE EVALUATION FORM

Date: March 27, 2002

General Information

Region of Keys: Upper Keys

Specific Location:  Big Basin/Iorelei (bayside); mm 82

Current Anchorage Population: Approximately 50 boats "

Type of Vessels in Anchorage: Both sail (mostly) and power vessels. Both transient and local
liveaboards. Most vessels in moderately good condition.

Water Depth: 6-8’

Benthic Environment: Seagrass

Bottom Type: Soft bottom

Zoning (is site within a regulatory zone?): None

Site/Facilities Information

Landing Facility (if any): There are several marina facilities in the vicinity of the anchorage
site. Although not confirmed, boaters probably utilize the Lorelei and some of the other facilities
for shoreside access as well as for dining and entertainment.

Pumpout Facility (if any): None

Parking Facilities (if any):_Whatever parking is provided at the adjacent marinas that allow
dinghy dockage.

Any County Facilities or Land?_None
Other Facilities (if any):_the various marina facilities adjacent to the anchorage.

Site Overview

General Condition/Situation: This is a significant anchorage site that appears to be utilized
both by local liveaboards as well as true transiting cruising vessels. Many of the vessels
(particularly in the eastern portion of the anchorage) are higher end cruising equipped vessels
that are well kept. The lower end vessels generally are at the western end of the anchorage. and
along the mangrove fringe. The local liveaboard vessels appear to be both mid and low-end,
with some storage vessels and a few abandoned vessels.

Preliminary Recommendations: _This site has been a heavily used anchorage for many vyears,
probably due to the proximity to the ICW as well as local shopping and establishments in this

popular area of Islamorada. The anchorage is not nearly as bad as some overcrowded
anchorages. The majority of the boats appear in good condition. This would make an excellent
managed mooring field that could serve local liveaboards as well as the cruising vachtsman. If
developed this anchorage could become a prime destination (or stay-over) for high-end
transients. However, that decision will probably be up to the Village of Islamorada.

Priority Level: High




ANCHORAGE SITE EVALUATION FORM

Date: March 27, 2002

General Information

Region of Keys: Upper Keys

Specific Location: Little Basin (bayside); mm 81

Current Anchorage Population: Approximately 15 boats

Type of Vessels in Anchorage: Both sail (mostly) and power vessels, including a few
houseboats. No transients, all low-end local liveaboards or storage vessels.

Water Depth: 3-4°

Benthic Environment: Seagrass

Bottom Type: Soft bottom

Zoning (is site within a regulatory zone?): None

Site/Facilities Information
Landing Facility (if any): There are several marina and resort facilities located on the shore of

Little Basin. None of these facilities, however, are likely to allow dinghy dockage for the low-

end boaters. Most of the vessels are in very poor condition and up in the shallows, some tied to
mangroves. It doesn’t appear that many of the vessels are actually used for living aboard.

Pumpout Facility (if any): World Wide Sportsman

Parking Facilities (if any): Whatever parking is provided at the adjacent marinas/resorts that
may allow dinghy dockage.

Any County Facilities or Land?_None
Other Facilities (if any):_the various marina facilities and resorts adjacent to the anchorage.

Site Overview

General Condition/Situation:_Little Basin is not a heavily used anchorage, primarily due to the
lack of depth (less than 3°). Most of the vessels that are anchored should probably not be in the

water, and are certainly not good for the environment.

Preliminary Recommendations: _This site should not be considered for an anchorage, due to

the shallow controlling depth throughout the basin. This site should be shut down from allowing

vessel anchoring. The Village of Islamorada also has jurisdiction in this area.

Priority Level: Low




ANCHORAGE SITE EVALUATION FORM

Date: April 17, 2002

General Information

Region of Keys: Middle Keys
Specific Location: East Bonefish Bay

Current Anchorage Population: 12-15 boats

Type of Vessels in Anchorage: All of the vessels anchored are very low-end liveaboard vessels,
including: sailboats, powerboats, houseboats, and floating structures. There are many sunken,
abandoned and derelict vessels.

Water Depth: 2-8°. The harbor is dredged along the developed shoreline, but quite shallow

throughout the harbor itself. Most of the harbor was historically a shallow mangrove fringed

lagoon.

Benthic Environment: _Sparse seagrass. Turbidity is high, visibility and light penetration is

low, leading to a lack of thriving seagrass beds.

Bottom Type: Soft bottom

Zoning (is site within a regulatory zone?): _The perimeter of the lagoon along the residential
shoreline is idle speed/no wake.

Site/Facilities Information

Landing Facility (if any): Few of the vessels anchored appear to be actually used and live on.
Those few that are actual liveaboards apparently dinghy into the docks at one of the fish houses.

Pumpout Facility (if any):_The only pumpout facility in the vicinity is at Marie’s Yacht Harbor,
which is over a half-mile away.

Parking Facilities (if any):_If any of the liveaboards have vehicles they apparently leave them
parked at one of the fish houses.

Any County Facilities or Land?__None
Other Facilities (if any):__There are several fish houses and docking facilities located on the

western shoreline of the bay. These fish houses supply dockage to commercial fishermen. but
have absolutely no facilities for anchor-outs.

Site Overview

General Condition/Situation:_East Bonefish Bay appears to be a relic of what once was a
lightly used liveaboard anchorage. Most of the bay is extremely shallow and inappropriate for
anything other than overnight anchoring of shallow draft vessels. People have left a variety of
low-end vessels and floating structures anchored out for storage and a few liveaboards. None of
the vessels are in any kind of functioning condition and all are creating an environmental impact.
This anchorage is similar to what was found in middle Bonefish Bay some years back, which the
City of Key Colony Beach put an abrupt end to.




Preliminary Recommendations:_This anchorage falls under the jurisdiction of the City of
Marathon. All sunken and derelict vessels should be removed. The City of Marathon should
consider a policy of no liveaboards in East Bonefish Bay, as the bay is not appropriate as an

anchorage of any kind.
Priority Level: Moderate




ANCHORAGE SITE EVALUATION FORM

Date: March 27, 2002

General Information

Region of Keys: Lower Keys

Specific Location:  South Pine Channel (oceanside); mm 29

Current Anchorage Population: Approximately 20 boats

Type of Vessels in Anchorage: Both sail (mostly) and power vessels. Mostly low-end
liveaboard vessels, storage vessels and a few houseboats and small commercial fishing vessels.
Many of the liveaboard vessels are in disrepair, some obviously incapable of navigation. There
are numerous abandoned and sunken vessels. There are, however, a few moderate to high end
transient vessels located further out in the anchorage. Those vessels likely stay over just for a
few nights without accessing shore.,

Water Depth: 2-8°

Benthic Environment: Seagrass

Bottom Type: Soft bottom

Zoning (is site within a regulatory zone?): None

Site/Facilities Information

Landing Facility (if any): The only facility adjacent to the anchorage site is the ‘swimming
hole’ basin located off of US1 at the foot of the bridge. This is a deep draft basin suitable for
landing. Liveaboards dinghy into the basin (a few dinghy straight to the causeway) and most
have bicycles they leave in the mangroves along the causeway or at the basin itself. There appear

to be no other shoreside access points in the anchorage vicinity.

Pumpout Facility (if any): none

Parking Facilities (if any):_None. The USFWS manages public properties in Big Pine.

including the ‘swimming hole’ parcel, and do not allow parking at night.
Any County Facilities or Land?__The State purchased the parcels adjacent to US1 and the

‘swimming hole’ several years ago. The ‘swimming hole’ appears to be quite suitable as a boat
basin, and for the implementation of any infrastructure. However, there is a 3-4’ controlling
section at the mouth of the boat basin which currently prohibits use as a turning basin for most
sailboats. The shallow controlling depth also makes permitting of docks or a boat ramp difficult.

Other Facilities (if any):_Dolphin Marina is on the opposite side of South Pine Channel, but
management at the marina has no desire to provide pumpout facilities or accommodate the

liveaboard boaters.

Site Overview

General Condition/Situation:__The South Pine Channel anchorage is an unusual situation.
There is a deep draft basin adjacent to the anchorage field, but the field itself is quite shallow
ranging from 2-8’. The bottom topography is not homogeneous. There appears to be a slightly



dredged area (~5°) just outside of the basin, but there are numerous shoals all around the dredged
area. There is no one area of significant size that would accommodate deep draft recreational
vessels or a mooring field. Probably the only reason there are vessels in the area at all is because
the basin (‘swimming hole’) is there which provides a landing for dinghies. Low-end
liveaboards typically utilize any possible shoreside access, and at this site they have exploited the

access that is there. Installing pumpouts at the basin would not be practical because (if the
vessels were in a navigable condition) the controlling depth would prevent most sailboats from

entering the basin. A pumpout barge would be a practical alternative, but unless the boats are on
managed moorings, effective pumpouts likely would not happen. A managed mooring field may
not be a viable option due to the lack of depth throughout the area. There is an additional
problem at the site due to the power lines on the south side of the bridge. Vessels have been
known to drag anchor into the wires causing a hazardous situation.

Preliminary Recommendations: Upon initial review it appears that the only feasible option is

to eliminate the anchorage via eliminating the shoreside access. This anchorage needs to be

studied further to consider more options. Water depths are a critical issue.
Priority Level: Moderate




ANCHORAGE SITE EVALUATION FORM

Date: April 16, 2002

General Information

Region of Keys: Lower Keys
Specific Location:  Saddlebunch Harbor
Current Anchorage Population: Three boats

Type of Vessels in Anchorage: Only three vessels were seen. Two sailboats and one power
boat, all under 25°. None appeared to be permanent liveaboards, more likely stored boats.

Water Depth: 5-8°

Benthic Environment: Seagrass

Bottom Type: Soft bottom

Zoning (is site within a regulatory zone?): None

Site/Facilities Information
Landing Facility (if any):None
Pumpout Facility (if any): None

Parking Facilities (if any): None. Vessel owners may possibly use the Shark Key boat ramp as
access, and tie dinghies up in mangroves.

Any County Facilities or Land?_ None
Other Facilities (if any):_None

Site Overview

General Condition/Situation:  Although at times there have been a dozen or so vessels
anchored in Saddlebunch Harbor, there are only a few currently anchored. There does not
appear to be any problem or impacts from those few vessels.

Preliminary Recommendations: Nothing needs to be done in this area.

Priority Level: Low




ANCHORAGE SITE EVALUATION FORM

Date: April 16, 2002

General Information

Region of Keys: Lower Keys

Specific Location: Boca Chica Harbor

Current Anchorage Population: 100-130 boats

Type of Vessels in Anchorage:_ Most of the vessels in the anchorage are local liveaboards,
many low-end vessels in poor condition. Many vessels are storage boats, some partially

dismantled, and many sunken. There is a group of small commercial fishing vessels in the

northwest anchorage area. There are some moderate to high end vessels as well, mostly sail.
There are numerous power vessels, including houseboats, mostly in poor condition. At the
southern end of the area is a group of larger cruising sailboats in good condition (these appear to
be vessels that may be transient).

Water Depth: 2-8°. The harbor has a complex system of shoals which breaks the anchorage
into pockets of vessels.

Benthic Environment: Seagrass

Bottom Type: Soft bottom

Zoning (is site within a regulatory zone?): None

Site/Facilities Information

Landing Facility (if any):_There are a number of landing sites. Peninsula Marine at the
southeast tip of Stock Island has dinghy dockage and facilities (296-8110), as well as sailboats

on Mediterranean moors in their boat basin. Dinghies were also seen along the seawall and on
docks along the east side of Stock Island and next to Munro’s Marina. There appears to be a
variety of shoreside accesses, depending where the vessels are anchored in the harbor.

Pumpout Facility (if any): Unknown. Possibly at Peninsula Marine.
Parking Facilities (if any):_There appears to be parking at the trailer parks on the eastern

shoreline of Stock Island where dinghies were seen. Parking is also provided at Peninsular

Marine.
Any County Facilities or Land?_ None

Other Facilities (if any):_There are numerous marinas, fish houses, a campground and other

facilities on the eastern side of Stock Island. This site needs to be researched further to better
determine shoreside accesses and facilities. The facilities must be there or the boaters would not
be.

Site Overview

General Condition/Situation:___The Boca Chica harbor anchorage area is a significant
anchorage, second in size only to Christmas Tree Island and possibly Boot Key Harbor. The

anchored vessels are spread out over a very large area. Different types of vessels (fishing boats,




house boats, cruisers, sail/liveaboards) appear to anchor in particular areas of the harbor. More
research needs to be conducted in the harbor to determine the rhyme and reason for the
anchoring patterns and the association to shoreside facilities.

Preliminary Recommendations:_Boca Chica harbor has a large anchorage with all the

associated negative impacts. The anchorage appears to be highly suitable as a managed

anchorage/mooring field. More work needs to be done in the area to determine what facilities
are along the shoreline, where the boaters need and use these facilities, and how best to develop
the facilities to support the anchorage in coordination with the County.

Priority Level: High




ANCHORAGE SITE EVALUATION FORM

Date: April 23, 2002

General Information

Region of Keys: Lower Keys

Specific Location: Cow Key Channel (north and south)

Current Anchorage Population: 50-60 boats
Type of Vessels in Anchorage: Nearly all of the vessels anchored adjacent to Cow Key Channel

(also considered the Houseboat Row area) are very low-end boats and floating structures. There
are sail and power boats, houseboats, structures, parts of boats, modified boats, etc. There are
numerous D/V’s, abandoned boats, storage boats, and sunken boats. There are also about eight
sailboats anchored adjacent to the northern extension of Cow Key Channel (these boats are low-
end but not as bad as the boats in the main anchorage area).

Water Depth: 2-5°.

Benthic Environment: Seagrass

Bottom Type: Soft bottom

Zoning (is site within a regulatory zone?): _the anchorage is just south of the Cow Key
Channel slow speed zone.

Site/Facilities Information
Landing Facility (if any):_Most of the liveaboards dinghy into the seawall and tie up in the

mangroves adjacent to Houseboat Row.

Pumpout Facility (if any): None

Parking Facilities (if any):_There are no real facilities available to the liveaboards and no
parking

Any County Facilities or Land?_ None

Other Facilities (if any):__There are several marina facilities across the channel from the
anchorage area, on the western shoreline of Stock Island. These facilities do not service the
anchorage in any way, and none have pumpout facilities.

Site Overview
General Condition/Situation:__The anchorage at Cow Key Channel is probably the most

inappropriate of all the anchorages observed. There is not enough depth in any part of the
anchorage suitable for anchoring, with many vessels resting on the bottom through part of the
tidal cycle. There are no appropriate facilities for the liveaboards, including shoreside access.
Most of the vessels are in deplorable condition. Many vessels are just abandoned after they no
longer suit the needs of the owner. The bottom has been denuded in the area due to the scouring
from ground tackle, and there is much marine debris scattered about.

Preliminary Recommendations:_Cow Key Channel is not, and never will be, an appropriate
area for anchoring (particularly for long-term) primarily due to the lack of depth. Every attempt




should be made by the City of Key West to regulate this area and through regulations make all
the anchored vessels relocate or be disposed of. The marine debris should be removed. Most of
the vessels in this area are not functional, nor do they conform to state and federal safety and

environmental regulations.
Priority Level: High




ANCHORAGE SITE EVALUATION FORM

Date: April 23, 2002

General Information

Region of Keys: Lower Keys

Specific Location: = Wisteria Island/Fleming Key anchorage area
Current Anchorage Population: 250-400 boats

Type of Vessels in Anchorage: Mostly liveaboards on everything from low-end sail and power
boats, modified vessels, and floating structures to mid and high-end sailboats. There are several

dozen vessels, mostly sail, in good condition that appear to be true cruising boats located in
particular areas of the larger anchorage area. There are numerous D/V’s, abandoned and sunken

vessels as well as marine debris scattered around the shoal areas. There are numerous old boat
hulls washed up on the shore of Wisteria Island. There are also a handful of charter sailboats.

Water Depth: 2-15".
Benthic Environment: Mostly seagrass

Bottom Type: Mostly soft bottom

Zoning (is site within a regulatory zone?): No

Site/Facilities Information

Landing Facility (if any):_It was difficult to determine from the preliminary survey where boat
owners dinghy into shore. There are a number of marina facilities located along the western
shore of Key West that may provide dinghy dockage and other services. However, for most of
the anchorage area that would be a long dinghy ride which would include crossing the busy main

channel with much boat traffic. Vessels are anchored all along the western shoreline of Fleming
Key, however the land is a restricted area and landing is not allowed. There does not appear to

be suitable facilities for shoreside access for the several hundred vessels anchored in the area.

Pumpout Facility (if any):_Several of the marinas in Key West have pumpout facilities.
Parking Facilities (if any):_Parking could not be determined from the preliminary survey.
Any County Facilities or Land?_ None

Other Facilities (if any): _N/A

Site Overview

General Condition/Situation: _The Wisteria Island/Fleming Key anchorage area appears to be
the largest and most problematic anchorage in the Keys. The anchorage area, which covers

several miles, appears to be comprised of several smaller anchorages that overlap somewhat.
Different types of vessels and accompanying lifestyles were observed from one specific area to
another. The dozen or so vessels anchored between Wisteria Island and Sunset Key appear to be
mid to high-end true cruising vessels anchored in appropriate depth water. This location is close
to the ships channel and real cruising grounds, and the vessels appear to be cruisers. On the
north side of Wisteria the water is quite shallow in areas, with vessels in the worst condition




typically in the shallows and vessels in better condition in the deeper water to the west and
northwest of the island. Almost all vessels in these areas appear to be local liveaboards. Just
across Man of War Harbor, another hundred or so mostly low-end vessels are anchored adjacent
to Fleming Key, with a few true cruising boats at the southerly end of that anchorage. At least
half of the vessels anchored throughout the larger anchorage area are inoperable and in terrible
condition, many just waiting to be abandoned or sunken.

Preliminary Recommendations:_This enormous anchorage grounds is truly out of hand. The
area is in dire need of management and enforcement of regulations. There are probably hundreds
of D/V’s, abandoned and sunken vessels to be removed at the expense of the public. There are
plenty of marine facilities in the area that could possibly be developed to provide services to the
liveaboard and cruising community. It seems feasible that the City of Key West could further

develop_it’s mooring field system to provide suitable managed moorings to operable vessels,

both cruising and liveaboard. The cruising community would probably welcome a system of

moorings, pumpout services, shoreside access and information. Dealing with the local

liveaboards will be a larger issue. Wisteria Island itself looks like a feasible location for

facilitating management and providing limited services. The City of Key West should continue

with studies to further evaluate the anchorage area and pursue developing a master plan to
address the problems.

Priority Level: High




Anchorage Site Evaluation Summary

Of the fifteen anchorage sites evaluated only ten sites were considered to be a moderate or high
priority in regards to significant problems that need to be addressed through some level of
anchorage management (Table 1). The five sites determined to be a low priority had very few
vessels anchored (seven or less), with few boating impacts observed, and no history of reported
problems or complaints. Those five sites do not need to be considered for any further planning
or review for the purposes of a Keys-wide mooring field system at this time.

Table 1.
MANAGEMENT NEEDS PRIORITY LEVEL

Anchorage Site High Moderate Low

Little Manatee Bay X

Blackwater Sound X

Tarpon Basin X

Buttonwood Sound X

Rock Harbor X

Community Harbor X

Windley Key * X

Lorelei * X

Little Basin * X

East Bonefish Bay ** X

South Pine Channel X

Saddlebunch Harbor X

Boca Chica Harbor X

Cow Key Channel *** X

Wisteria Island *** X
* indicates anchorage sites within or adjacent to the jurisdictional boundaries of the Village of Islamorada
** indicates anchorage sites within or adjacent to the jurisdictional boundaries of the City of Marathon
*** indicates anchorage sites within or adjacent to the jurisdictional boundaries of the City of Key West

The ten anchorages listed as moderate or high priority sites were found to have a greater
population of vessels and were observed to have some significant boating impacts that need to be
addressed. Five of those ten sites are within or adjacent to the jurisdictional boundaries of an
incorporated area, and any further studies or recommendations for those sites should be left to
the discretion of the management of those cities (i.e. Village of Islamorada, City of Marathon,
and the City of Key West). This document should be provided to those cities for their review.

The remaining five anchorage sites (denoted in Table 1 with a bold X), which are located within
unincorporated Monroe County, were observed to have a considerable number of vessels and
associated boating impacts, and are reviewed further in this document and recommended to be
included in the subsequent planning processes.



Review of Priority Anchorage Sites

The anchorages at Buttonwood Sound, Rock Harbor, Community Harbor, South Pine Channel,
and Boca Chica Harbor were determined from the site evaluations to be moderate to high priority
sites. These five anchorages complete the list for sites that merit further research, planning, and
possible development as a managed anchorage or mooring field (at this time). Table 2 provides
a breakdown of some of the general findings at each site.

Table 2.
ANCHORAGE SITE GENERAL FINDINGS
Number  Landing Pumpout Derelict ~ Water  Used by

Anchorage Site of boats  facility facility problem  depth transients
Buttonwood Sound 25 none none yes 6-8’ no
Rock Harbor 30-35 none yes yes 5-10° yes
Community Harbor  20-25 yes yes yes 4-5° yes
South Pine Channel 20 none none yes 2-8’ yes
Boca Chica Harbor  100-130  none none yes 2-8 yes

The one problem that each of the five anchorages has in common is derelict vessels. Every
anchorage in the Keys that is home to local liveaboard boaters generates derelict, abandoned and
sunken vessels. Four of the five anchorages were noted to have similar vessel population levels
(20-35). Boca Chica Harbor, however has over one hundred vessels and the greatest liveaboard
impacts. Although only four of the five anchorages were found to be used by transients, all of
the anchorages are adjacent to either the Intracoastal Waterway (ICW) or Hawk Channel. The
anchorage that did not have a significant number of transients (Buttonwood Sound) probably
would be utilized by cruisers (transients) if facilities were available and the anchorage was not
overrun with liveaboards.

Three of the five anchorages are located on the oceanside (Rock Harbor, South Pine Channel,
and Boca Chica Harbor) and range from the upper Keys to near Key West. Two of the
anchorages (Buttonwood Sound and Community Harbor) are located on the bayside in Key
Largo. Two existing managed anchorages (mooring fields) are located in Boot Key Harbor in
the middle Keys and at Garrison Bight in Key West. Each of those mooring fields is accessible
from both the ocean and bay sides. The development of the five anchorage sites would result in
a system of managed anchorages/mooring fields spread throughout the Keys, accessible to
transients cruising both the oceanside and bayside. Such a system would not only provide secure
anchoring facilities, but convenient legal pumpout access as well.

Diagram 2 indicates both the current managed mooring fields and the location of the five
anchorages listed above. This diagram illustrates the connectivity of a proposed managed
anchorage/mooring field system, which would be convenient for the typical transient who cruises
between 20-40 miles per day (meeting the objective of DEP’s Anchorage Program).



Diagram 2
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Buttonwood Sound

Like many liveaboard anchorages, the anchorage at Sunset Cove on Buttonwood Sound is
utilized due to the convenient (and free) access to land. Although some of the boaters pay for
dinghy dockage at Smilin’ Islands (located adjacent to the western end of the anchorage) most of
the boaters exploit the access at the dead end of Bayview Drive (adjacent to the eastern end of
the anchorage). Because this is not a formal landing this utilization has resulted in neighborhood
problems, including: vehicles parked on the right of way, litter, petty thefts, loitering, dinghies
tied along the shoreline, etc. There are similar impacts on the water, including: abandoned and
derelict vessels, sunken vessels, drug use, seagrass damage, and of course the illegal discharge of
waste. This is a very low-rent anchorage, with most of the vessels in poor condition (leading to
abandoned and sunken vessels). Just this year a boat was set on fire by juveniles and sank.
Sunset Cove is adjacent to the ICW. Although it is only lightly used by transients, it would be a
convenient anchorage if minimal amenities were provided. It may not be practical to develop the
end of Bayview Drive for dinghy dockage and pumpout provisions, as this is a residential
neighborhood. It may be possible to work with the proprietor/owner of the Smilin’ Islands
property to upgrade their existing dinghy dockage and provide pumpout service, either through
the installation of a pumpout system or use of a pumpout barge. The County could arrange an
agreement with the management to manage a small mooring field. The problems at Bayview
Drive could then be addressed via the installation of a barrier at the end of the road to prevent
launching, and a prohibition on overnight parking (which has already been done at Rock



Harbor). Developing the existing facilities (Smilin’ Island) and cutting off use at Bayview Drive
appears to be a feasible alternative to the existing conditions. A small managed mooring field
would reduce the current impacts as well as serve transient vessels cruising the ICW.

Rock Harbor

Rock Harbor is the northernmost liveaboard anchorage on the oceanside of the Keys. In addition
to the liveaboards, Rock Harbor also provides anchorage to transients who regularly anchor in
the lee of Rodriguez Key as a stopping place. Like the Buttonwood Sound anchorage, the
shoreside access at Rock Harbor is simply where a County road (2"¢ Ave.) meets the ocean.
Unlike Buttonwood Sound, however, this is not primarily a residential neighborhood. Second
Ave. is adjacent to several marinas (Mandalay Marina and Rock Harbor Marina) and a short
distance from a boat yard, making the area more appropriate as an anchorage. Although not
currently utilized by vessels in the anchorage, Rock Harbor Marina does provide pumpout
services to the public for $5. The anchorage appears to be used by both low and high-end
vessels. Although derelict and abandoned vessels are not as great a problem here as in some
Keys anchorages, the problems do exist. Dinghy dockage and parking appear to be the most
obvious problems. There is no appropriate tie off for dinghies, and the County has created a ‘no
overnight parking’ ordinance to address the problem of vehicles left along the right-of-way. As
with the situation at Buttonwood Sound, it is probably not practical to develop the end of the
road for shoreside services. However, the possibility for exploiting the marine services at either
Mandalay Marina or Rock Harbor Marina to help provide dockage, parking, and pumpouts to the
anchor-outs may be a feasible alternative. As with any other anchorage area, managed moorings
may be the only means to ensure that vessels utilize approved pumpout facilities.

Community Harbor

On the opposite end of the spectrum from Buttonwood Sound and Rock Harbor is Community
Harbor. All necessary services and amenities already exist and are accessible at Mangrove
Marina. Although relatively shallow, Community Harbor has historically attracted low-end
vessels, resulting in the typical derelict/sunken vessel problems. The harbor is adjacent to the
ICW, and many conveniences are a short walk from the marina in the main section of Key
Largo. The marina owner/management has already indicated a desire to have moorings installed
to help alleviate the negative impacts from the resident liveaboards in the harbor. This
anchorage appears to be a managed mooring field waiting to happen, and would only require a
detailed management agreement between the County and Mangrove Marina to have the marina
collect mooring fees and oversee pumpouts.

South Pine Channel

Pine Channel, on the south side of the bridge, has long been an anchorage to low-end local
liveaboards. Like at Buttonwood Sound and Rock Harbor, the boaters have located here due to
the proximity to an easy and free land access. Unlike the other locations however, the land
access is not the end of a road but a dredged boat basin (known locally as the swimming hole).
Although controlling depths are quite shallow, the boat basin has great potential for the
installation of basic infrastructure to serve a mooring field. The ‘swimming hole’ was obtained
through the CARL Program and may soon be transferred from the State to the County. Dinghy
dockage could easily be built and pumpout facilities could be implemented via pumpout




equipment or a pumpout vessel. Although there are currently a minimum number of vessels
using this site, it would be prudent to move ahead with some level of management, as the
numbers and impacts fluctuate frequently. Problems with boat masts hitting the overhead
powerlines is an additional incentive to provide safe, secure moorings.

Boca Chica Harbor

Boca Chica Harbor is by far the most heavily used of the five anchorages recommended for
management. Controlling depths are not a problem for mooring installations, and would curtail
the seagrass damage occurring in the shallower areas. Although similar in use to the before
mentioned sites boaters utilize a number of locations for dinghy landing, making it difficult to
ascertain how and where to best provide shoreside facilities. This anchorage is probably the
most appropriate for development into a managed harbor due to the extensive use and high level
of impacts. In addition, a significant number of transients utilize the harbor as a stopover, which
is convenient to Hawk Channel. If an appropriate site/parcel could be found along the western
shoreline for the County to possibly purchase and develop then all services could be provided in
one location. The size of the harbor, the usage, and needs are very similar to Boot Key Harbor.
Like Boot Key Harbor this would be a large, long term project and commitment by the County.




